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THE  SITUATION  IN  GENERAL 

Readers  of  the  survey  of  the  farm  real  estate  situation  of  a  year 
ago  (SO)2  will  recall  that,  although  average  farm  real  estate  values 
during  1928  and  1929  generally  continued  in  the  downward  trend 
characteristic  of  the  years  since  1920,  the  declines  on  the  whole  were 
slight  and  in  a  number  of  States  represented  the  smallest  annual 


i  In  1930  James  S.  Milloy,  executive  secretary  of  the  Greater  North  Dakota  Association,  kindly  made 
available  his  data  on  the  total  number  and  acreage  of  foreclosures  in  North  Dakota  for  the  two  years  ended 
Mar.  15.  1929,  and  Mar.  15,  1930.  These  data  were  reported  to  him  by  the  recorders  of  deeds  and  were  com- 
plied from  the  official  county  records.  The  use  of  these  data,  both  in  making  the  revision  indicated  in  Table 
7  and  in  arriving  at  the  estimate  for  1929-30.  is  gratefully  acknowledged. 
2  Italic  numbers  in  parentheses  refer  to  Literature  Cited,  p.  68. 
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loss  recorded  since  the  depression  set  in.  At  that  time  (March, 
1929)  fewer  foreclosures  and  other  "  forced  "  transactions  appeared 
to  have  occurred  than  in  preceding  years,  bankruptcies  involving 
farmers  had  declined,  and  farm  incomes  compared  favorably  with 
those  realized  in  1927.  The  increased  number  of  instances  of  un- 
changed values  among  the  States,  and  of  losses  progressively  smaller 
in  other  States  in  which  the  declines  in  average  values  in  preceding- 
years  had  been  large,  gave  a  somewhat  more  hopeful  aspect  to  the 
situation  a  year  ago  than  had  prevailed  for  several  years.  The 
comparatively  nominal  declines  of  only  1  per  cent  shown  in  the 
two  mid- western  divisions  during  the  12  months  ended  March  1, 
1929 — in  every  one  of  these  States  the  smallest  annual  change  re- 
corded since  the  break  of  the  war-time  boom — were  particularly 
encouraging,  for  in  the  two  JSTorth  Central  divisions  the  long-con- 
tinued fall  in  average  values  had  been  of  virtually  uninterrupted 
severity. 

The  "survey  of  developments  in  the  farm  real  estate  market  for 
the  corresponding  12-month  period  ended  in  March,  1930,3  made  by 
the  Bureau  of  Agricultural  Economics,  will  furnish  material  in 
apparent  support  of  both  the  bullishly  and  the  bearishly  inclined. 

The  more  optimistically  disposed,  for  example,  may  point  to  the 
fact  that  the  weighted  average  value  per  acre  of  all  farm  lands  with 
improvements  for  the  entire  United  States,  although  continuing 
the  decline  characteristic  of  recent  years,  went  down  but  1  point  in 
the  bureau's  index— approximately  only  1  per  cent  below  last  years 
average.  (Table  1  and  fig,  l.)4  This  small  change  is  the  same 
as  that  which  occurred  during  the  corresponding  12-month  period 
of  1928-29,  and  both  represent  the  smallest  }7early  recessions  in  the 
national  average  that  have  taken  place  during  all  the  years  of  the 
depression.  They  may  call  attention  to  the  approximate  stability 
that  average  values  in  the  New  England,  Pacific,  and  Mountain  States 
have  exhibited  in  recent  years  (fig.  3)  and  to  the  recent  firm  to 
upward  tendencies  noted  in  some  of  the  States  bordering  the  Great 
Plains.  They  may  point  to  24  declines  in  average  acre  values  of 
farm  real  estate  5  among  the  States  as  compared  with  28  shown  a 
y ear  ago.  (Table  1.)  The  latest  available  farm  bankruptcy  figures 
(year  ended  June  30,  1929)  showed  a  further  decline.  (Table  8.) 
The  bureau's  index  of  average  prices  paid  farmers  for  30  farm 
products  averages  138  per  cent  of  pre-war  in  1929  as  compared  with 
139  in  1928,  and  131  in  1927.  (Table  2  and  fig.  2.)  The  1929  ratio 
of  89  between  prices  received  by  farmers  and  prices  paid  by  them 
for  goods  bought  at  retail  in  relation  to  pre-war  was  but  1  point  be- 
low the  1928  figure  of  90,  the  highest  annual  average  since  1920 
with  but  one  exception.  (Table  2.)  The  average  net  operating- 
returns  reported  by  somewhat  less  than  12,000  farmers  for  the  cal- 
endar year  1929  were  but  3  per  cent  below  the  average  return  re- 


3  The  real  estate  "  year  "  ordinarily  covers  roughly  a  12-month  period  ending  about  Mar. 
1.  Possession  of  farms  by  lease  or  sale  is  commonly  given  at  that  time,  and  occupancy 
usually  is  considered  to  begin  on  that  date.  Unless  otherwise  stated,  therefore,  the  term 
"  1929-30  "  denotes  the  12-month  period  ended  on  or  about  Mar.  1,  1930.  Most  of  the 
real  estate  data  here  used  pertain  to  that  period.  Other  data  are  available  for  the 
calendar  year  only.    The  term  "  1929  "  denotes  the.  calendar  year  ended  Dec.  31. 

4  Preliminary  State  estimates  of  changes  in  values  are  published  annually  in  the  May 
issue  of  Crops  and  Markets. 

5  The  term  "  real  estate  "  as  used  throughout  this  circular  includes  the  land  and  build- 
ings and  other  permanent  improvements. 
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ported  in  1928,  an  income  average  which  incidentally  was  the  high- 
est since  the  records  of  the  Bureau  of  Agricultural  Economics  began 
in  1922.    (Table  4.) 

The  less  optimistically  inclined,  on  the  other  hand,  may  empha- 
size such  developments  as  an  apparent  increase  in  volume  of  fore- 
closures and  similar  "forced"  transactions  (Table  7  and  fig.  5); 
little  or  no  apparent  recovery  in  the  voluntary  sales  rate,  which 
in  1928-29  fell  to  the  lowest  level  in  the  4-year  record  (Table  7  and 
fig.  5)  ;  a  falling  off  of  interest  according  to  dealers  as  measured  by 
inquiries;  another  increase  in  farm  taxes  during  1929  (Table  5); 
no  apparent  net  downward  change  in  the  cost  of  things  that 
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Figure  1.— Land  Values,  Farm  Prices,  and  Sncowes,  1920-1930 

During  1929—30  the  United  States  average  value  per  acre  of  farm  real  estate  de- 
creased again  in  continuation  of  the  long  decline  which  began  with  the  drastic 
collapse  of  farm-products  prices  and  farm  incomes  in  1921.  The  decline  of  the 
last  year  in  the  average  value  was  comparatively  slight,  hut  there  is  no  assur- 
ance that  the  decline  has  ended  in  all  States.  The  future  course  of  land  values 
is  dependent  upon  a  number  of  factors.  Important  among  them  is  the  course  of 
farm-products  prices  in  which,  toward  the  close  of  1929  and  in  early  1930,  weakness 
developed 


farmers  buy  (Table  5)  ;  sagging  tendencies  in  the  prices  of  im- 
portant products  in  the  later  months  of  the  period  under  review 
which  the  calendar  year  price  average  does  not  disclose  sufficiently 
(Tables  2  and  3)  ;  an  estimated  decrease  of  some  10  per  cent  in  the 
net  income  available  for  capital  invested  in  the  Nation's  agricultural 
industry,  computed  for  the  crop  year  July  1  to  June  30,  inclusive 
(fig.  1)  ;  widespread  reports  of  a  further  tightening  of  the  farm 
credit  situation;  the  largest  net  migration  of  farm  population  to 
cities  in  the  last  three  years;  and  renewed  weakness  of  appreciable 
severity  in  values  in  the  two  middle-western  divisions  with  the 
State  averages  in  the  bureau's  index  there  showing  decreases  of  2  to 
5  points  as  compared  with  declines  of  but  1  and  2  points  shown  in 
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the  survey  of  a  year  ago  (Table  1).  although  the  average  acre  value 
of  farm  real  estate  for  the  I\  ation  as  a  whole  declined  approximately 
only  1  per  cent.  Although  this  apparent  failure  of  mid-western 
values  to  hold  more  firmly  may1  be  regarded  as  particularly  disturb- 
ing, the  bearishly  inclined  may  point  to  severe  declines  in  some  of 
the  Southeastern  States  as  well,  and  to  losses  in  the  Middle  Atlantic 
averages  somewhat  greater  than  for  the  preceding  period.  And 
of  those  who  like  to  hazard  guesses  about  the  future— and  presum- 
ably the  future  as  well  as  past  and  present  enters  into  valuations — 
the  less  optimistically  inclined  may  claim  that  the  published  ex- 
pressions on  various  aspects  of  the  general  agricultural  outlook  on 
the  whole  seem  to  support  their  view. 

Regardless  of  which  attitude  is  given  the  weight  of  the  evidence, 
it  can  be  said  with  reasonable  certainty  that  sentiment  in  the  farm- 
lands market,  generally  speaking,  took  on  a  less  confident  tone  than 
was  expressed  during  the  year  just  preceding  It  is  evident  that, 
despite  the  continued  progress  in  readjustment  that  has  been  slowly 
made  year  by  year,  the  farm  real-estate  situation  still  had  not  cleared 
in  1929  and  early  1930.  Substantial  weaknesses  revealed  themselves 
as  still  existing  in  important  areas.  In  particular  the  late  winter 
declines  in  prices  of  important  agricultural  commodities  appear  to 
have  aroused  considerable  apprehension.  And,  since  farm-land 
values  reflect  judgments  of  the  future  as  well  as  the  experience  of 
the  past,  even  where  realized  incomes  for  the  year  compared  rather 
favorably  with  receipts  of  the  year  before,  this  products-price  un- 
settlement  apparently  contributed  a  great  deal  to  the  hesitancy  of 
the  land  market.  If  it  be  true  that  farm  real-estate  values  reflect, 
as  few  other  items  do,  the  composite  condition  and  attitude  of  agri- 
culture, then  it  appears  that  in  important  agricultural  States  of  the 
country  the  agricultural  situation  still  leaves  considerable  to  be  de- 
sired. In  any  case  little  appeared  in  1929-30  upon  which  to  base 
anything  like  a  general  rise  in  valuations  or  to  encourage  much 
increase  in  land  buying. 

A  statement  made  in  the  report  of  a  year  ago  {SO)  may  be  repeated 
as  being  essentially  applicable  to  the  situation  in  1929-30 :  That, 
although  progress  in  adjustment  to  postwar  conditions  appears  to 
have  been  made  slowly  year  by  }Tear,  the  adjustment  can  not  yet  be 
said  to  have  reached  completion.  There  still  is  no  assurance,  for 
example,  that  farm  real-estate  values  have  fully  reached  bottom  in 
all  States.6  The  foreclosure  rate  remains  high,  with  dealers  in  a 
number  of  localities,  especially  in  the  Middle  West  and  some  South- 
ern States,  continuing  to  report  that  this  is  still  a  principal  method 
of  transfer.  Although  the  farm  bankruptcy  rate  has  declined  sub- 
stantially, it  is  still  about  five  and  one-half  times  the  pre-war  rate. 
The  annual  volume  of  voluntary  sales  remains  appreciably  below 
normal.  The  farm  real-estate  market  taken  as  a  whole  remained 
a  comparatively  dull  affair,  with  dealers  reporting  a  minimum  of 


c  In  view  of  the  small  number  of  bona  fide  sales  occurring  in  many  sections  of  the 
country  during  recent  years,  a  possible  bias  toward  holding  prices  may  exist  in  the  esti- 
mates of  value  used  in  this  survey.  Correspondents  continue  frequently  to  mention  that 
voluntary  sales  are  yet  too  few  to  establish  much  of  a  price  base.  Even  though  the 
estimates  may  thus  require  confirmation  by  subsequent  actual  voluntary  sales,  their  trend 
should  be  significant.  Estimates  would  seem  to  be  prerequisite  tc  the  bids  and  offers  out 
of  which  sale  prices  are  made. 
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voluntary  transactions  and  plenty  of  farms  hanging  over  the  market 
to  be  absorbed. 

For  the  United  States  as  a  whole,  the  average  value  of  farm  real 
estate  per  acre  as  reported  by  the  crop  correspondents  of  the  Bu- 
reau of  Agricultural  Economics  declined  1  point  in  the  bureau's 
index  during  1929-30.  (One  index  point  equals  1  per  cent  of  the 
average  value  prevailing  during  the  pre-war  period  1912-1914.) 
The  1929-30  fall  of  1  point  is  to  be  compared  with  drops  of  1  point 
during  1928-29 ;  2  points  during  1927-28 ;  5  points  during  1926-27 ; 
from  3  to  5  points  during  each  of  the  four  years,  1922-23  to  1925-26, 
inclusive :  and  from  13  to  18  points  in  the  3^ears  1920-21  and  1921- 
22.    (Table  1  and  fig.  1.) 

Calculated  not  as  a  percentage  of  the  pre-war  average  but  as  a 
percentage  of  the  position  reached  on  March  1,  1929,  the  weighted 
average  value  per  acre  for  the  country  as  a  whole  showed  nearly 
a  1  per  cent  decline  during  1929-30.  This  was  about  the  same  as 
that  shown  for  192&-29. 

Continuation  of  the  downward  movement  during  1929  and  early 
1930  brought  the  national  average  value  as  of  March  1,  1930,  down 
to  a  position  15  per  cent  above  the  1912-1914  level  taken  as  the 
pre-war  average,  and  18  points  higher  than  the  average  in  1912, 
the  earliest  year  for  which  the  bureau's  data  are  available.  This 
is  2  points  below  the  position  reached  in  1917,  when  the  index  for 
the  country  as  a  whole  stood  17  points  above  pre-war.  On  March 
1,  1916,  the  index  was  8  points  higher  than  pre-war. 

Reckoned  as  a  percentage  of  its  1920  peak,  the  national  average 
on  March  1,  1930,  had  come  down  about  one-third.  The  1920  figure 
was  70  per  cent  above  pre-war.  On  the  other  hand,  reckoned  in 
relation  to  its  pre-war  position,  by  March  1,  1930,  nearly  four-fifths 
of  the  war-time  gain  of  70  per  cent  in  the  national  average  had  been 
canceled. 

Viewed  in  terms  of  the  current  purchasing  power  of  the  dollar 
as  expressed  by  the  United  States  Bureau  of  Labor  Statistics  all- 
commodities  wholesale  price  index,  farm  real  estate  in  terms  of  dol- 
lars of  the  same  purchasing  power  as  in  1912-1914  was  worth  about 
four-fifths  as  much  as  before  the  war.  As  indicated  in  Figure  2, 
this  is  about  where  it  has  stood  for  the  last  six  years. 

Examination  of  the  changes  that  took  place  during  1929-30  in 
average  farm  realty  values  for  the  States  individually  reveals  con- 
trasts with  the  developments  observed  a  year  ago.  In  general,  de- 
clines predominated.  The  distribution  of  losses  was  much  like  that 
shown  in  both  1927-28  and  1928-29  with  the  declines  most  frequently 
found  among  the  States  of  the  Middle  West  and  South,  although 
there  were  more  in  the  Southeast  than  in  the  western  part  of  the 
Cotton  Belt  in  1929-30.  The  gains  for  the  year  and  the  States  show- 
ing no  change  in  their  averages  predominated,  as  in  the  two  pre- 
ceding surveys,  in  the  Mountain  and  Pacific  divisions.  Among  the 
nine  States  of  the  Northeast,  all  of  the  Middle  Atlantic  States  showed 
declines;  values  in  four  of  the  New  England  States  remained  un- 
changed and  gained,  slightly  in  the  other  two. 

The  farm  tax  index  of  the  Bureau  of  Agricultural  Economics 
for  the  country  as  a  whole  during  1929  rose  to  a  position  267  per 
cent  of  pre-war  from  a  1928  figure  of  263.    The  immediate  outlook 
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for  an  early  recession  of  any  substantial  proportions  is  not  encour- 
aging, 

Influences  on  values  other  than  earnings,  which  have  been  dis- 
cussed in  earlier  reports  (28,  29,  30),  continued  to  operate  during 
1928-29,  One  of  these  influences,  foreclosed  and  other  "  distress  "  land 
is  still  having  a  depressing  effect  in  important  areas,  more  particu- 
larly in  the  Middle  West  and  South,  according  to  reports.  The 
supply  of  farms  hanging-  over  the  market  generally  was  indicated 
by  correspondents  to  continue  large,  with  demand  poor.  Readjust- 
ment of  the  entire  land-value  structure  of  some  areas,  particularly 
m  the  Middle  West,  toward  a  more  ample  ratio  of  value  to  earnings 
apparently  did  not  reach  an  end.  The  tendencies  toward  greater 
conservatism  in  the  extension  of  mortgage  credit  continued,  and 
were  accentuated  by  rate  increases  and  by  apparent  tighter  ten- 
dencies in  general.  Dealers'  reports  expressed  more  than  usual  con- 
cern about  the  effect  of  the  generally  tighter  mortgage-credit  situa- 
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Fjgure  2.— Commodity  Prices  and  Farm  Real  Estate  Values 

In  1929—30  the  average  value  of  farm  real  estate  pgr  acre  for  the  country  as  a 
whole  declined  slightly  to  a  position  15  per  cent  above  pre-war.  as  compared 
with  a  1929  products-price  average  38  per  cent  higher  than  pre-war.  In  terms 
of  dollars  of  the  purchasing  power  of  1912—1914,  average  farm  real  estate  values 
have  remained  approximately  a  fifth  below  pre-war  for  the  last  five  years 

tion  upon  farm  buying.  As  in  preceding  surveys,  correspondents 
frequently  continued  to  mention  still  another  influence  operating  on 
the  downward  side  of  values — depreciation  in  the  agricultural  in- 
dustry's "  physical  plant,"  In  periods  of  depression  farm  mainte- 
nance on  an  adequate  scale  becomes  difficult. 

The  net  outflow  of  farm  population  during  1929  was  reported  by 
this  bureau  to  have  been  the  largest  in  three  years.  The  net  move- 
ment away  from  the  farms  was  estimated  at  019,000  persons  as  com- 
pared with  598,000  in  1928  and  604.000  in  1927. 

Land  turnover,  or  changes  in  farm  ownership,  for  the  country  as 
a  whole  showed  an  increase  during  1929-30  in  the  volume  of  all 
forced  sales  and  related  losses  of  title  through  financial  default. 
The  weighted  average  rate  for  all  classes  of  such  transactions  for 
the  Nation  as  a  whole  was  20.8  farms  per  1,000  (that  is,  out  of  each 
1,000  farms  an  average  of  20=8  farms  went  through  foreclosure, 
tax  sale,  sale  for  bankruptcy,  or  other  such  loss  of  title).  Although 
this  represented  an  increase  from  the  low  point  of  19.5  established 
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for  1928-29,  it  was  still  below  the  averages  of  the  other  years  in  the 
bureau's  record,  which  began  with  the  12 -month  period  ended  March 
15,  1926.  The  corresponding  national  average  for  1927-28  was  22.8 
farms  per  1,000;  for  1926-2^7,  23.3;  and  for  1925-26.  21.6.  Exclud- 
ing; the  tax-sale  classification,  the  remaining  types  of  involuntary 
transfer  (principally  "  deeding  back  "  and  mortgage  foreclosures) 
increased  in  1929-30  to  15.7  farms  per  1,000  from  14.8  indicated  for 
the  preceding  year.  Plantations  and  ranches  are  considered  as 
farms  in  these  computations. 

Nearly  all  geographic  divisions  shared  in  the  increase  observed 
in  total  forced  sales  and  related  defaults.  The  weighted  average 
for  the  Pacific  division  alone  was  lower  than  in  1928-29.  In  the 
Mountain  States,  however,  where  the  default  rates  heretofore  have 
declined  rapidly  from  notably  high  levels  earlier  in  the  bureau's 
record,  and  in  the  South  Atlantic  group  the  advances  shown  in 
the  divisional  averages  were  nominal  only.  The  recorded  increases 
in  the  divisional  averages  for  the  other  six  geographic  State  groups, 
however,  were  of  less  assuring  proportions.  The  weighted  average 
rate  for  the  Pacific  States  was  the  lowest  in  the  available  record; 
on  the  other  hand,  in  the  Middle  Atlantic  and  East  North  Central 
divisions,  the  composite  average  rates  for  1929-30  were  the  highest  in 
the  record.  With  the  exception  of  the  South  Atlantic,  where  the 
total  of  all  types  of  default  has  fluctuated  narrowly  in  the  last  three 
years  about  a  level  higher  than  prevailed  during  the  first  two  years 
of  the  bureau's  data,  in  the  other  eight  divisions,  the  indicated  rates 
for  1929-30,  although  generally  higher  than  in  1928-29,  still  remained 
below  the  rates  shown  in  the  nrst  two  or  three  years  of  the  available 
data. 

A  number  of  States  showed  the  lowest  annual  averages  in  the 
5-year  record.  Most  of  these  were  in  the  Mountain  and  Pacific  divi- 
sions, but  included  also,  for  example,  Georgia,  whose  trying  postwar 
situation  has  been  touched  on  in  earlier  surveys,  and  Nebraska,  North 
Dakota,  and  Wisconsin.  In  Wisconsin  the  rates  for  all  types  of 
forced  sales  have  shown  an  unbroken  downward  trend  since  the 
first  year  that  the  bureau's  data  became  available,  and  in  North 
Dakota  the  trend  has  been  continuously  downward  since  1926-27. 
On  the  other  hand,  the  fact  that  the  highest  rates  in  their  respec- 
tive 5-year  records  were  shown  in  several  other  States  forces  the 
conclusion  that  the  peak  of  distress  selling  had  not  been  passed  in 
all  sections. 

Comparison  of  relative  forced-sale  rates  (all  classes)  by  regions 
indicates  that  the  New  England  and  Middle  Atlantic  States,  with 
average  rates  of  11.2  and  13.1  farms  per  1,000,  respectively,  continue 
to  have  the  lowest  rates,  and  the  Mountain  and  West  North  Central 
groups,  with  averages  of  29.4  and  27.5,  respectively,  to  have  the 
highest  rates,  as  in  preceding  years. 

The  latest  available  statistics  for  farm-bankruptcy  cases  concluded 
in  the  courts  showed  a  further  decline.  No  data  later  than  for  the 
fiscal  year  ended  June  30,  1929,  are  available.  For  the  12-month 
period  ended  on  that  date  the  bankruptcy  rate  per  1,000  farmers 
declined  to  0.78  from  0.89  per  1,000  farmers  for  the  preceding  period. 
These  figures  compare  with  rates  of  1.22  and  1.23  per  1,000.  respec- 
tively, for  1925-26  and  1924-25.    A  rate  of  0.78  is  still  five  and  one- 
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half  times  the  pre-war  rate,  however.  All  States  did  not  share  in  the 
decline.  In  Ohio  and  Illinois  the  number  of  bankruptcies  involving 
farmers  was  the  highest  of  record. 

Voluntary  sales,  generally  speaking,  showed  little  disposition  to 
rise  in  volume  from  the  low  level  reached  in  1928-29.  On  the  other 
hand  it  is  some  encouragement  to  observe  that  for  the  country  as  a 
whole  the  persistent  decline  shown  in  the  record  since  its  beginning 
in  1925-26  appears  to  have  slackened,  temporarily  at  least.  The 
rate  of  voluntary  transfers  for  the  United  States  was  23.7  per  1,000 
farms  for  the  12  months  ended  March  15,  1930,  compared  with  rates 
of  23.5  per  1,000  in  1928-29;  26.3  in  1927-28;  28.3  in  1926-27;  and 
29.6  in  1925-26. 

The  weighted  average  rates  for  the  nine  geographic  groups  into 
which  the  States  are  customarily  divided  discloses  that,  ignoring 
fluctuations  in  the  data  which  probably  are  of  minor  importance 
for  practical  purposes,  all  divisions  but  the  West  South  Central, 
Mountain,  and  Pacific  also  marked  time  in  voluntary  sales  in  1929- 
30.  The  composite  Mountain  States  rate  continued  the  persistent 
upward  trend  upon  which  comment  has  been  made  in  earlier  reports, 
although  of  the  States  among  the  group,  Montana  contributed  less 
to  the  divisional  increase  than  in  former  years,  whereas  in  Wyoming, 
Colorado,  Arizona,  Utah,  and  Nevada  the  year's  voluntary  sales 
turnover  was  the  highest  in  the  available  record.  On  the  other  hand 
the  West  South  Central  average  rate  has  declined  rather  steadily 
since  the  record  began  in  1925-26,  and  in  1929-30,  was  the  lowest  in 
the  series.  The  Pacific  States  average  rate  recovered  rather  encour- 
agingly from  its  low  point  of  a  year  ago  but  was  still  below  the  rates 
of  the  first  three  years  of  the  5-year  series.  In  fact  in  all  of  the  di- 
visions save  the  Mountain  the  rates  of  1928-29  and  1929-30  were  be- 
low those  observed  in  the  first  three  years  of  the  record.  In  a  num- 
ber of  States,  largely  in  the  South  but  including  also  Ohio,  Illinois, 
and  Missouri,  new  "  lows  "  in  the  State  rates  were  established.  A 
few  "  highs  "  were  also  made — all  in  the  Mountain  division  as  already 
mentioned,  except  one,  Nebraska.  Apparently  there  is  some  life 
left  in  the  badly  battered  mid-west  land  market.  Generally  speak- 
ing, however,  the  volume  of  voluntary  sales  continued  at  a  minimum. 

When  adjustment  for  plantations  is  made  in  the  total  number  of 
farms  returned  by  the  1925  census  (p.  62),  these  rates  of  change 
in  ownership  indicate  that  during  the  12-month  period  ended  March 
15,  1930,  about  136,000  ownership  units  changed  title  through  volun- 
tary sale  and  trade.  Forced  sales  and  related  defaults  took  120,000 ; 
inheritance  and  gift  accounted  for  53,000;  a  total  of  35,000  were 
sold  at  administrators*  or  executors'  sales  or  at  other  sales  in  settle- 
ment of  estates;  and  9,000  were  transferred  by  miscellaneous  and 
unclassified  methods.  The  grand  total  of  these  various  types  of 
change  in  ownership  would  be  estimated  at  about  353,000  units. 

With  respect  to  the  general  activity  in  the  farm  real  estate  market, 
there  seems  to  have  been  no  significant  change  from  the  conditions 
of  a  year  ago.  The  market  continued  slow  and  selective,  with 
plenty  of  farms  on  the  market  and  few  takers,  although  here  and 
there  a  fair  degree  of  local  activity  was  reported.  Most  dealers 
reported  a  falling  off  in  inquiries  as  compared  with  a  year  ago, 
excepting  in  the  vicinity  of  industrial  centers  and  in  parts  of  the 
Great  Plains  where  new  wheat  and  cotton  territory  continues  to  be 
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developed.  Throughout  the  industrial  States  the  business  recession, 
according  to  dealers,  is  bringing  greater  inquiry  not  only  from  city 
workers,  largely  for  smaller,  easily  accessible  properties  for  "  part- 
time  farming  "  purposes,  but  also  from  men  who  originally  came 
from  the  farms  and  who.  with  employment  slackening,  are  reported 
to  be  turning  their  eyes  farmward  again.  Few  of  them,  however,  can 
offer  sufficient  cash,  according  to  dealers,  and  most  of  them  offer 
city  propert}7,  usually  encumbered,  in  trade.  As  a  result  throughout 
these  States  in  particular  a  considerable  number  of  the  current  deals 
being  closed  are  reported  to  involve  trades  for  city  property.  The 
inability  or  unwillingness  of  prospects  to  offer  acceptable  cash  pay- 
ments continues  to  be  a  rather  universal  complaint.  It  is  a  buyer's 
market,  and  it  takes  bargain  terms  to  get  a  bid.  Many  localities 
continue  to  report  little  doing  except  in  the  way  of  such  semi- 
involuntary  types  of  transfer  as  those  involving  the  settlement  of 
estates.  Others  continue  to  report  that  foreclosures  are  still  the 
rule. 

Notwithstanding  the  general  dullness  of  the  market,  a  limited 
number  of  bona  fide  sales  on  a  substantial  basis  are  being  made. 
Active  local  farmers,  buying  largely  for  personal  or  family  opera- 
tion, constitute  the  greater  part  of  buyers.  A  considerable  propor- 
tion of  these  sales,  according  to  reports,  constitutes  enlargement  of 
holdings  by  established  farmers  taking  advantage  of  the  opportunity 
to  pick  up  near-by  lands  at  a  favorable  figure.  Tenants  appear  to 
be  availing  themselves  of  opportunities  to  buy  farms  at  prevailing 
prices.  Speculative  and  investment  buying  by  nonoperators  appears 
to  be  small,  although  apparently  somewhat  larger  than  a  year  ago 
in  some  States  if  the  bureau's  data  adequately  represent  the  situa- 
tion. An  interesting  comment  made  with  some  frequency  by  Ne- 
braska correspondents  suggested  that  the  wave  of  bank  failures 
had  resulted  in  the  purchase  of  farms,  on  account  of  the  belief  that 
farm  land  was  a  safer  depository  for  funds  pending  readjustment 
in  the  banking  situation.  Few  outside  buyers  were  reported  except 
in  the  Northeast  and  in  sections  of  the  Great  Plains,  where  farmers 
continued  to  come  from  further  east  to  aid  in  pushing  still  further 
westward  the  boundaries  of  the  "  new  "  wheat  and  cotton  belts.  The 
notable  development  of  the  interesting  Great  Plains  region  in  recent 
years,  much  of  which  was  formerly  regarded  as  marginal  or  near 
marginal,  has  been  touched  upon  in  preceding  reports  (28,  29,  30). 

The  highly  variable  character  of  the  situation  from  community  to 
community  and  between  various  parts  of  a  State  should  be  recog- 
nized, as  well  as  between  various  grades  of  land.  The  figures  in  this 
circular  are  an  average  of  ail  grades.  Values  of  the  best  grades 
have  held  up  better  than  for  the  poorer.  The  poorer  grades  are 
reported  to  be  difficult  to  dispose  of  at  any  price.  Communities  in 
which  foreclosures  have  been  a  rarity  and  values  have  been  firm 
are  found  interspersed  among  other  communities  in  which  values 
are  reported  to  be  still  going  down  and  foreclosures  to  be  more 
numerous  than  ever  before.  This  survey  can  give  only  a  composite 
picture  and  the  predominating  trends.  The  spotted  character  of 
the  situation,  of  course,  is  a  factor  that  makes  generalization  on  the 
basis  of  conditions  observed  in  only  one  or  a  few  communities  a 
rather  uncertain  procedure.    Only  a  comprehensive  survey  will 
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reveal  the  governing  tendencies  and  the  basic  underlying  forces 
at  work. 

FARM  REAL  ESTATE  VALUES 
FEWER  STATES  SHOWED  LOSSES  BUT  DECLINES  WERE  LARGER 

Comparison  of  the  State  averages  on  March  1,  1930,  with  those 
recorded  a  rear  earlier  indicates  declines  in  value  to  have  taken  place 
in  24  States  and  increases  in  6:  in  18  States  the  averages  remained 
unchanged.    The  declines  reported  were  on  the  whole  larger  in  size 
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Figure  3.— Farm  Real  Estate:  Index  Numbers  of  Average  Value  Per 
Acre,  as  of  March  1,  by  Geographic  Divisions,  1920-1950 

Although  the  decline  in  the  United  States  average  value  per  acre  of  farm  real  estal 
during  1929-1930  was  comparatively  slight,  considerable  regional  variation  in  ti 
movement  of  values  was  shown.  Slight  advances  were  shown  in  the  average  values 
for  the  Mountain  and  New  England  divisions.  On  the  other  hand,  renewed  weak- 
ness developed  in  the  Middle  Atlantic,  East  Central,  West  North  Central,  and  South 
Atlantic  divisions 


ate 
the 


than  a  year  ago.  the  averages  in  2  of  the  24  States  that  showed  a  loss 
being  1  point  lower:  in  S  of  them.  2  points  lower;  in  8.  3  points 
lower :  in  3.  4  points  lower,  and  in  1  each  respectively,  5,  65  and  7 
points  lower.  The  bureau's  survey  of  a  year  ago  indicated  28  States 
to  have  shown  a  loss  in  the  average  value  of  farm  real  estate  for 
the  year  1928-29.  of  which  20  were  losses  of  1  point,  7  of  2  points, 
and  1  of  7  points  in  the  index.  Table  1  and  Figure  3  indicate  the 
extent  and  distribution  of  these  annual  changes  and  show  the  not- 
able differences  that  have  taken  place  in  trend  or  movement  over 
a  period  of  years  in  the  various  States  and  geographic  divisions. 
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Table  1.- 


-Farm  real  estate:  Index  numbers  of  estimated  value  per  acre, 
geographie  divisions  and  States,  1012-1930  1 
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122  135 

152  176 

122  162 


139 


123 

116 

115 

130; 

121 

115 

13f 

120 

118 

134' 

124 

122 

148 

120 

116 

153 

126 

123 

152' 

148 

145 

168 

154 

147 

166  146 


ISO 
141! 
196 
186 
172 
176, 


146  170 

145  168 

12-  143 

131  155 


2O0i  172! 

200  169 

177  147 

2181  150| 


109!  129  149!  169|  222;  186;  174  170 


1571  1981  163  1401  144 

140  166  1601  139  133 

14l!  174  156!  133  128 

I 

114  126  105  96 

£46  1721  162  136  133 

97j  121  147;  176|  146J  134!  121 


127 
109 

130 
131 

1261 
140 


112 

120 
1161 

1181 
108 
116 


170 
143 
1171 
114 
117 
125 

115 


127  1261  127 

110  109!  106 

101  lOoj  S6 

113  112  109 

134!U32  128 


130  129  123 

137'  136  136  0 

101:  101!  102  +1 

1421  142j  142  0 


+1 
-3 


-3 
-4 


124 

126 

124 

124, 

122 

124 

+2 

111! 

113 

112| 

112i 

111 

111 

0 

125 

126 

125 

123| 

123 

123 

0 

132 

134 

131 

13lj 

131 

131 

0 

123 

130 

133; 

134, 

134 

134 

0 

137 

137 

1381 

139; 

139j 

140 

+1 

108! 
12? 
1121 


106  105 

127!  127 
111! 


103! 
127  125 
110  107. 


99! 
95j  871 
109  991 
129  12; 


90 


107  112 
133  131 


162 
125 


154 
120 


136!  138 
123^  116| 
163,  172 

141  140! 

148i  137 


160  160 

137  141 

125!  131 

137  146 

81 '  75 

12:.  123 

112!  100 


125 

122 

155 

145 

130 

121 

104 

99 

105 

100 

107 

97 

123 

119 

113 

113 

114 

111 

130 

126 

148 

1S8 

116 

110 

185 

178 

128 

113 

112 

104 

223 

183 

139 

134 

134 

130 

154 

145 

134 

126 

153 

150 

143 

135 

130 

128 

146 

141 

72 

70 

119 

117 

95 

94 

j>4  So  au| 
96!    95|  91 

1251  124,  121 

120  1191  U 


140  138  133 
117  116!  113 
96!    95  92 


99|  93 
96!  95 
117  116 
113;  113 

11 


109 
I  ~2 

liO 
102 
176 


111 

124,  123  1231 

137!  136!  134 

108  105 

165  158 

110:  104j 

lOlj  100j 
li  4, 


130!  1291  12 


127 
145 

123:  122 


125!  123, 
143!  143 


147,  145  141 

132!  132  132 

127  127  127 

139  138  138 

71  72  72 

116  116  116 

95|  96  98 


-3 

—4 
— 3 
-4 
-3 
-2 


-5 
-3 


-2 


0 
0 
-2 
-3 
-7 
-6 
-1 
-2 

-2 
-2 
0 
0 


-4 
0 
0 
0 

0 
0 
+2 


1  All  farm  land  with  improvements  as  of  Mar.  1.   Owing  to  rounding  of  figures,  1912-1914  will  not  always 
equal  exactly  100  per  cent  . 
•  Minus  (— )  denotes  decrease,  plus  (+)  denotes  increase. 
3  Revised  figures. 
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Table  i. — Farm  real  estate:  Index  numbers  of  estimated  value  per  acre,  by 
geographical  divisions  and  States,  1912-1930 — Continued 


Geographic  di- 
vision and 
State 

1912 

1913 

1914 

1915 

1916 

1917 

1918 

1919 

1920 

1921 

1922 

1923 

1924  1925 
\ 

1926 

1927 

1928 

1929 

1930 

cc 

03  Oi 

z 

—  Q 
°f 
O  ° 

Mouiitai  n— 

Continued. 

Colo  

98 

103 

98 

93 

102 

107 

110 

118 

141 

132 

123 

113 

98  92 

89 

82 

82 

82 

83 

+  1 

N.  Mex  

100  104 

96 

100 

96 

111 

118 

127 

144 

125 

115 

110 

110!  108 

106 

108 

108 

109 

110 

+  1 

Ariz  

951  100 

105 

97 

95 

105 

125 

140 

1G5 

148 

135 

124 

128  121 

125 

123 

122 

123 

123 

0 

Utah  

100 

102 

98 

98 

104 

117 

122 

144 

167 

137 

133 

133 

131!  130 

129 

128 

127 

127 

126 

-1 

Nev  

96 

100 

103 

102 

99 

96 

103 

117 

135 

123 

119 

112 

108!  102 

99 

99 

99 

99 

99 

0 

Pacific: 

Wash  

98 

100 

103 

100 

102 

112 

118 

122 

140 

132 

124 

117 

115  113 

112 

111 

110 

110 

110 

0 

Oreg  

97 

100 

103 

99 

100 

104 

112 

118 

130 

130 

122 

115 

113,  110 

107 

106 

106 

106 

107 

+1 

Calif  

93 

99 

108 

111 

116 

130 

136 

142 

167 

168 

164!  164 

163 

162 

161 

160 

160 

0 

2  Minus  (  —  )  denotes  decrease,  plus  (  +  )  denotes  increase. 


Mid-western  and  Southern  States,  as  in  the  survey  of  a  year  ago, 
bore  the  brunt  of  the  recorded  declines,  although  in  1929-30  the 
three  Middle  Atlantic  States  showed  losses  in  average  values  some- 
what larger  than  those  recorded  a  year  ago,  and  among  the  South- 
ern States  firmer  tendencies  appeared  in  the  western  half  of  the 
Cotton  Belt.  All  the  New  England,  all  the  Pacific,  and  all  the 
Mountain  States  save  one,  showed  no  change  in  average  values  or 
showed  occasional  slight  gains. 

Combined  on  the  basis  of  their  importance  from  the  farm  real 
estate  point  of  view  into  the  customary  nine  geographic  divisions, 
the  various  changes  in  State  average  realty  values  averaged  a  1- 
point  gain  for  the  New  England  and  Mountain  divisions,  no  change 
for  the  Pacific  and  West  South  Central  divisions,  a  1 -point  loss  for 
the  East  South  Central,  a  decline  of  3  points  for  the  Middle  At- 
lantic and  West  North  Central  divisions,  and  a  4-point  recession  for 
the  East  North  Central  and  South  Atlantic  groups. 

Readers  will  recall  that  a  year  ago,  in  all  the  divisions  except  the 
South  Atlantic,  Mountain,  and  Pacific,  the  changes  in  the  combined 
averages  amounted  to  but  1  point  each.  The  South  Atlantic  average 
decreased  2  points.  In  the  Mountain  and  Pacific  no  change  took 
place.  The  small  losses  shown  for  the  Middle  Western  and  South- 
ern divisions  were  especially  encouraging  in  comparison  with  the 
larger  losses  shown  in  preceding  years,  seeming  to  indicate  a  pro- 
gressively lessening  rate  of  decline  (Table  1  and  fig.  3),  especially 
in  the  two  North  Central  divisions  where  the  decline  since  1920  had 
been  of  almost  uninterrupted  severity. 

The  renewed  weakness,  therefore,  which  showed  itself  in  1929-30 
in  the  two  North  Central,  the  Middle  Atlantic,  and  the  South  At- 
lantic divisions  was  not  so  reassuring.  On  the  other  hand,  the 
firm  tendencies  shown  in  average  values  in  the  other  divisions  is  a 
more  favorable  development  of  the  year. 

When  the  last  year's  movements  in  these  regional  averages  are 
viewed  in  the  light  of  the  preceding  years,  the  trends  shown  in 
Figure  3,  although  not  uniformly  so  heartening  as  a  year  ago,  never- 
theless showed  encouraging  features.  The  New  England,  Pacific, 
and  Mountain  divisions  have  shown  a  notable  steadiness  in  values 
during  recent  years.    The  recent  firmer  tendencies  exhibited  by  the 
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East  and  West  South  Central  averages  are  encouraging.  The  fail- 
ure of  the  other  four  divisions,  however,  to  maintain  their  recent 
apparent  tendencies  toward  a  progressively  lessening  rate  of  de- 
cline emphasizes  anew  the  now  old  question,  "  When  will  the  bottom 
be  reached  ?  " 

YEAR-TO-YEAR   FLUCTUATIONS    IN   EARNINGS    NOT   ALWAYS    REFLECTED  IN 

VALUES 

What  reasons  may  be  advanced  in  explanation  of  these  various 
value  movements  of  the  last  year?  So  many  influences  react  on 
farm  real  estate  values,  and  at  the  present  time  so  little  is  definitely 
known  about  these  relationships,  that  satisfactory  explanations  are 
not  always  easy  to  suggest,  particularly  in  so  far  as  the  changes  in  a 
single  year  are  concerned.  Adequate  data,  furthermore,  for  de- 
termining the  character  of  many  of  these  influences  and  measuring 
their  importance  are  not  yet  available.  Their  effect  can  be  judged 
only  by  inference  and  fragmentary  information  of  a  general  and 
qualitative  nature.  The  more  important  of  these  apparent  in- 
fluences are  touched  upon  below,  followed  by  more  detailed  com- 
ments from  various  sources  on  the  course  of  values  in  the  various 
States. 

Earnings  will  be  conceded  to  be  perhaps  the  most  important  single 
factor  in  farm  real  estate  values,  at  least  in  the  long  run.  Unfor- 
tunately, however,  adequate  measures  of  the  share  of  total  earnings 
contributed  by  the  real  estate  as  such — as  distinguished  from  the 
share  earned  by  the  farmer's  labor,  capital,  and  management — are 
not  available.  Presumably,  of  these  shares  it  is  the  earnings  im- 
putable to  the  real  estate  alone  with  which  its  value  is  associated. 
Furthermore,  of  the  few  available  indicators,  annual  estimates  of 
aggregate  crop  values,  for  example,  are  only  partially  indicative, 
for  they  can  not  of  course  properly  represent  the  livestock  enter- 
prises, through  which  at  least  two-thirds  of  the  corn  crop,  for  in- 
stance, is  marketed.  Preparation  of  estimates  by  States  of  both 
gross  and,  more  important  still,  net  income,  are  now  under  way  in 
this  bureau.  The  gross  State  figures  for  1924-1928  have  already 
been  published  (26).  but  the  corresponding  figures  for  1929-30  are 
not  available.  Livestock  marketings,  on  the  other  hand,  under  some 
conditions,  as  for  example,  in  the  earlier  years  of  the  present  de- 
pression, represent  also  depletion  of  capital  through  the  sale  of 
breeding  stock,  a  circumstance  which  would  not  be  regarded  as 
stimulating  for  farm  real  estate  values,  although  the  year's  income 
figures  would  be  swelled  thereby. 

Were  adequate  data  available,  however,  and  assuming  that  the 
many  other  factors  were  known  and  measurable,  it  is  difficult  to  know 
how  changes  in  realized  income  affect  market  judgment  and  action. 
This  is  particularly  true  regarding  year-to-year  fluctuations.  Land 
yields  its  services  year  after  year.  A  single  year's  increase  or  de- 
crease in  value  therefore  may  or  may  not  be  reflected  in  a  change 
in  value,  at  least  not  immediately.  A  number  of  considerations  may 
enter.  How  great  that  years  increase  or  decrease  is,  for  example; 
what  its  relationship  is  to  the  course  of  realized  incomes  over  preced- 
ing years;  how  it  accords  or  differs  with  what  is  looked  upon  as  the 
normal  or  usual  or  expected  income  experience  as  regards  trend  and 
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variability  about  that  trend;  the  extent  to  which  it  is  considered 
more  or  less  temporary  or  as  an  indication  of  the  future  trend; 
these  and  other  considerations  as  regards  realized  incomes  affect 
those  market  judgments  which  are  necessarily  prerequisite  to  the 
bids  and  offers  out  of  which  market  prices  are  made. 

It  is  probably  the  trend  or  average  of  income  realized  over  a 
series  of  years  that  is  the  dominant  influence  on  the  earnings  side. 
Realized  incomes  thus  serve  as  a  point  of  departure,  at  least,  for 
estimating  what  buyers  and  sellers  are  willing  to  pay  or  accept, 
that  is,  what  they  think  land  is  worth.  But  to  the  extent  that 
farms  are  bought  largely  by  farmers,  realized  incomes  serve  also  as 
a  basis  for  what  farmers  are  able  to  pay.  Commentators,  for  example 
not  infrequently  remark  that  on  an  earnings  basis,  farm  prices  now 
seem  attractive:  but  prospective  buyers  have  insufficient  funds  with 
which  to  negotiate  purchase. 

The  statement  just  made  regarding  realized  incomes  affording  a 
basis  for  estimating  what  land  is  worth  probably  is,  strictly  speak- 
ing, correct  only  to  the  extent  that  realized  incomes  are  used  as  a 
guide  to  estimates  of  the  future.  This  emphasizes  a  third  probable 
reason  why  values  do  not  always  appear  to  move  in  unison  with 
changes  in  realized  incomes.  Strictly  and  logically  speaking,  values 
are  made  out  of  future  earnings ;  realized  earnings  are  a  thing  of  the 
past.  From  the  few  investigations  that  have  been  made  on  this 
phase  of  the  subject  (7),  it  seems  that  this  element  of  capitalizing 
the  future  into  current  valuations  varies  as  between  different  sec- 
tions of  the  country  and  from  time  to  time  within  the  same  area. 
Entering  into  this  estimate  of  the  future,  of  course,  is  also  the  ele- 
ment of  comparison  of  rewards  in  agriculture  with  probable  returns 
in  other  lines  of  endeavor  which  may  be  considered  to  offer  alternative 
employment  of  one's  capital,  management,  and  labor.  The  diver- 
gence in  wage  rates  and  hours  of  labor  as  between  city  and  country, 
for  example,  since  1920  has  presented  the  question  of  alternatives 
with  a  force  not  equalled  in  recent  years.  Such  a  readjustment, 
affecting  as  it  does  the  desirability  of  farm  ownership,  might  show 
itself  in  falling  values,  although  little  change  in  earnings  had  been 
apparent.  Still  another  reason  why  observed  yearly  value  changes 
and  observed  income  changes  may  not  be  coincident  in  direction  or 
extent  is  because  of  the  number  of  other  factors  that  may  also  be 
affecting  current  valuations. 

The  fact  remains,  however,  that  farm  incomes  and  those  factors 
that  enter  into  them— prices,  production,  costs — are  important  fac- 
tors in  farm  real  estate  values.  The  more  pertinent  information 
that  is  available  on  the  subject  is  given  in  Tables  2  to  5  7  and  in 
Figures  1,  2,  and  4. 


7  Because  of  extensive  revisions  now  being  made,  including  conversion  from  the  crop 
year  to  the  calendar  year  basis,  the  usual  tables  of  gross  and  net  national  income  from 
agricultural  production  are  omitted.  The  figure  of  10  per  cent  reduction  in  1929-30  in 
the  net  income  available  for  capital  invested  in  agriculture  used  in  this  circular  is  an 
estirrate  made  pending  completion  of  the  change  to  the  new  basis. 
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Table  2. — General  trend  of  prices  and  purchasing  power  by  years  1910-1929, 
and  by  months  July,  1928,  to  June,  1930 


Year  and  month 


Index  numbers  of  farm  prices  (August,  1909-July, 
1914=100) 


Grains 


Fruits 
and 
vege- 
tables 


Meat 
ani- 
mals 


Dairy 
prod- 
ucts 


Poul- 
try 
prod- 
ucts 


Cotton 
and 

cotton- 
seed 


All 
groups 

(30 
items) 


Whole- 
sale 
prices 
of  non- 
agri- 
cul- 
tural 
com- 
modi- 
ties i 


Relative  pur- 
chasing power 
of  farm 
products  in 
exchange  for — 


Whole- 
sale 
prices 
of  non- 
agri- 
cul- 
tural 
com- 
modi- 
ties 2 


1919  

1920  

1921  

1922  

1923  

1924  

1925  

1925  

1927  

1928  

1929  

1928: 

July  

August  

September 
October. .. 
November. 
Deeember. 
1929: 

January.. . 
February. . 

March  

April  

May  

June  

July  

August  

September 
October. .. 
November 
December. 
1930: 

January... 
February- 
March  

April  

May  

June.  


231 
231 
112 
105 
114 
129 
156 
129 
128 
130 
121 

142 
120 
117 
116 
110 
112 

115 
123 
124 
120 
113 
111 
122 
129 
131 
128 
118 
119 

118 
115 
107 
110 
105 
106 


189 
249 
148 
152 
136 
124 
160 
189 
155 
146 
136 

156 
137 
127 
114 
109 
108 

109 
111 
112 
110 

119 
120 
136 
160 
160 
168 
159 
163 


187 
193 
193 


206 
173 
108 
113 
106 
109 
139 
146 
139 
150 
156 

157 
162 
174 
160 
150 
143 

146 
150 
160 
164 
164 
163 
167 
165 
156 
151 
144 
143 

146 
150 
151 
146 
142 
141 


173 
188 
148 
134 
148 
134 
137 
136 
138 
140 
140 

134 
135 
141 
143 
144 
146 

145 
144 
144 
142 
139 
135 
135 
137 
139 
141 
142 
140 

135 
129 
126 
126 
123 
118 


206 
222 
161 
139 
145 
147 
161 
156 
141 
150 
159 

134 
140 
156 
16S 
185 
197 

161 
158 
144 
127 
134 
140 
143 
151 
165 
181 
200 
204 

178 
154 
115 
117 
110 
103 


247 
24S 
101 
1.56 
216 
211 
177 
122 
128 
152 
145 

170 
153 
142 
147 
146 
148 

148 
149 
155 
152 
148 
146 
145 
146 
146 
141 
132 
130 

128 
121 
113 
120 
119 
115 


209 
205 
116 

124 

135 
134 
147 
136 
131 
139 
138 


141 
137 
134 
134 

133 
136 
140 
138 
136 
135 
140 
143 
141 
140 
136 
135 

134 
131 
126 
127 
124 
123 


199 
241 
167 
168 
171 
162 
165 
161 
152 
152 
150 

152 
153 
153 
153 
153 
154 

153 
152 
154 
154 
152 
152 
151 
150 
149 
149 
147 
146 

146 
145 
145 
143 
112 
139 


1  Computed  from  wholesale  prices  of  all  commodities,  excluding  those  originating  on  United  States  farms 
by  Bureau  of  Labor  Statistics  to  December,  1927.  For  subsequent  months  the  index  is  derived  from  the 
new  all-commodity  index  of  the  Bureau  of  Labor  Statistics,  1926=100,  by  excluding  farm  products  and 
feed  products  and  converting  the  results  to  1910-1914=  100. 

i  1  he  value  of  a  unit  of  the  farmers'  products  at  farm  prices  in  exchange  for  nonagricultural  products  at 
wholesale  prices,  compared  with  pre-war  values. 

3  The  value  of  a  unit  of  the  farmer's  product  at  farm  prices  in  exchange  for  commodities  bought  by  farmers 
for  use  in  both  production  and  living,  at  retail  prices  compared  with  pre-war  values.   (See  Table  7.) 
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Table  3. — General  trend  of  the  prices  of  individual  products,  by  years 
1919-1929,  and  by  months  July,  1928-June,  1930  1 


Relative  farm  prices  (August,  1909-July,  1914=100) 


Grair 

s 

Meat  animals 

Fruits  and  vegetables  2 

U 

Dclassified 

Year  and 

month 

m 

rheat 

orn 

m 

arley 

CD 
>J 

attle 

alves 

ieep 

ambs 

o 

otatoes 

weetpo- 
tatoes 

eans 

pples 

range 
(Fla.) 

laxseed 

o 
o 

orses 

>> 

^ 

O 

O 

PQ 

Or> 
l-M 

O 

O 

GO 

^ 

Pn 

CO 

ffl 

o 

O 

F£ 

Pm 

Ed 

1919...  

244 

243 

174 

173 

196 

187 

189 

211 

220 

224 

203 

181 

196 

193 

120 

164 

240 

287 

86 

173 

1920 

250 

220 

196 

190 

222 

163 

175 

185 

202 

180 

353 

196 

181 

204 

110 

168 

207 

214 

85 

177 

1921 

132 

88 

89 

81 

141 

106 

117 

101 

122 

108 

149 

143 

126 

175 

92 

124 

89 

95 

65 

107 

1922  

117 

93 

91 

82 

104 

104 

114 

132 

164 

116 

136 

122 

164 

166 

94 

176 

123 

163 

59 

98 

1923    . 

111 

125 

104 

91 

89 

108 

119 

145 

178 

98 

122 

126 

178 

146 

73 

133 

139 

212 

58 

104 

1924 

125 

142 

119 

110 

107 

108 

120 

149 

182 

103 

125 

156 

159 

133 

44 

76 

129 

209 

54 

112 

1925  

171 

156 

112 

115 

138 

120 

131 

168 

208 

152 

163 

195 

175 

154 

73 

166 

145 

221 

55 

106 

1925-.-   

153 

109 

97 

89 

111 

124 

143 

162 

196 

163 

266 

178 

162 

127 

94 

141 

122 

186 

56 

110 

1927 

136 

123 

113 

108 

120 

139 

151 

159 

193 

134 

190 

130 

157 

129 

92 

132 

116 

55 

101 

1928 

128 

139 

123 

112 

129 

176 

174 

168 

205 

121 

119 

128 

207 

152 

136 

195 

116 

203 

58 

90 

1929   

1923: 
July 

116 

136 

111 

90 

121 

177 

180 

165 

202 

130 

134 

135 

242 

145 

81 

88 

145 

176 

57 

97 

134 

160 

141 

125 

138 

177 

176 

166 

208 

133 

112 

136 

236 

162 

191 

234 

116 

211 

60 

91 

August  

108 

153 

96 

95 

116 

183 

183 

165 

201 

138 

105 

149 

218 

110 

(191) 

(234) 

107 

208 

59 

88 

September. 
October  

107 

148 

92 

87 

114 

192 

193 

167 

203 

154 

93 

138 

191 

101 

(191) 

(234) 

107 

205 

58 

89 

112 

132 

98 

89 

121 

185 

187 

165 

196 

132 

83 

127 

202 

103 

136 

177 

117 

202 

56 

89 

November . 

110 

117 

100 

88 

120 

178 

178 

165 

195 

118 

82 

114 

210 

112 

91 

141 

117 

202 

56 

92 

December. . 

111 

119 

107 

89 

121 

172 

175 

160 

193 

110 

83 

116 

230 

123 

80 

102 

121 

200 

55 

95 

1929: 

January  

111 

125 

110 

91 

122 

172 

181 

172 

207 

113 

84 

119 

243 

129 

68 

83 

125 

202 

54 

98 

February. _ 

118 

135 

118 

98 

327 

171 

180 

175 

214 

123 

85 

129 

260 

135 

59 

76 

129 

202 

56 

102 

March 

118 

138 

117 

97 

127 

176 

185 

184 

222 

138 

84 

133 

256 

140 

55 

81 

130 

199 

58 

104 

April  

113 

136 

115 

94 

119 

183 

179 

185 

226 

141 

79 

138 

237 

139 

55 

89 

128 

190 

60 

104 

May  

102 

134 

112 

89 

110 

187 

179 

178 

217 

138 

85 

143 

254 

154 

68 

89 

127 

176 

60 

102 

June.. 

98 

135 

107 

85 

105 

187 

179 

173 

209 

135 

91 

148 

252 

159 

49 

70 

128 

170 

59 

100 

Julv  

116 

142 

108 

90 

118 

188 

184 

159 

202 

143 

125 

155 

252 

167 

(49) 

(70) 

138 

165 

59 

94 

August.— 

125 

149 

107 

90 

128 

185 

184 

161 

193 

142 

199 

155 

255 

145 

(49) 

(70) 

153 

164 

58 

91 

September  _ 

127 

151 

111 

89 

124 

177 

185 

154 

188 

132 

194 

146 

245 

136 

193 

(70) 

169 

163 

68 

93 

October  

126 

143 

112 

88 

125 

172 

180 

150 

186 

126 

198 

128 

235 

143 

119 

133 

178 

161 

56 

November . 

117 

126 

108 

87 

119 

166 

175 

148 

182 

118 

193 

111 

219 

141 

104 

104 

169 

160 

55 

94 

December.. 

122 

121 

109 

88 

123 

163 

173 

145 

182 

118 

194 

113 

200 

149 

106 

117 

170 

156 

54 

93 

1930: 

January  

122 

120 

108 

87 

119 

167 

175 

152 

188 

122 

198 

117 

194 

154 

108 

130 

165 

154 

54 

94 

February. . 

115 

121 

108 

85 

109 

167 

173 

150 

177 

131 

200 

125 

189 

160 

100 

122 

163 

146 

54 

94 

March... 

104 

116 

104 

83 

95 

169 

167 

145 

163 

132 

196 

131 

187 

161 

100 

133 

155 

133 

55 

92 

April...  

106 

122 

106 

84 

95 

166 

159 

142 

153 

127 

210 

135 

183 

166 

140 

198 

156 

120 

92 

May  

99 

121 

102 

82 

89 

161 

143 

129 

151 

124 

215 

144 

195 

175 

140 

198 

145 

110 

56 

92 

June...  .  . 

99 

123 

98 

77 

84 

158 

146 

121 

153 

126 

213 

146 

190 

181 

140 

198 

145 

108 

54 

92 

1  Product  groups  given  in  Table  2. 

2  Prior  to  1926  included  also  prices  of  onions  and  cabbage.    Figures  in  parentheses  are  interpolations. 


Table  4. — Farm  returns:  Averages  of  reports  of  owner  operators  for  their  own 
farms  for  tlie  calendar  years  1922-1929  1 


Geographic  division 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

1929 

North  Atlantic...  

Dollars 
858 
928 
1,  235 
623 
735 
986 
917 

Dollars 
1,  070 
1, 030 
1,  no 

740 
890 
1,310 
1,  020 

Dollars 
1, 022 
1, 155 
1,  654 
656 
1,  059 
1,506 
1,  205 

Dollars 
1,  352 
1,  370 

1,  680 
616 
824 

2,  047 
1,297 

Dollars 
1, 166 
1, 169 
1,  325 
569 
973 
1,  694 
1, 133 

Dollars 
1,  333 
1,088 
1,  642 
818 
980 
2, 179 
1,290 

Dollars 
1, 105 
1, 170 
1,  798 
639 

1,  121 

2,  171 
1,  334 

Dollars 
1, 254 
1, 178 
1,  684 
764 
987 
1, 994 
1,  298 

East  North  Central...   

West  North  Central   

South  Atlantic   .   ... 

South  Central        ...  _  ...     .  ..  . 

Western  .   

United  States  

Number  of  reports,  United  States  

6,094 

16,  183 

15, 103 

15,  330 

13,  475 

13,  859 

11,  851 

11,  805 

1  Average  gross  cash  receipts  from  sales,  minus  average  current  cash  expenses,  plus  change  in  inventory 
of  personal  property.  The  following  items  are  not  included:  Interest  paid,  expenditures  for  farm  improve- 
ments, estimated  value  of  food  produced  and  used  on  farms,  estimated  value  of  family  labor,  including 
owner,  and  estimated  change  in  value  of  real  estate  during  year. 
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REALIZED  EARNINGS  IN  1929-30  FREQUENTLY  FAIR.  BUT  RECENT  PRODUCTS- 
PRICE   DECLINES  DISAPPOINTING 

As  has  been  stated,  these  various  lines  of  evidence  regarding  earn- 
ings show  material  both  favorable  and  unfavorable  to  values.  To- 
taled or  averaged  for  the  United  States  as  a  whole,  on  a  calendar- 
year  basis,  the  year's  results  may  be  interpreted  as  making  reason- 
ably favorable  comparison  with  the  results  of  last  year.  The  com- 
posite price  index  for  30  farm  products,  for  example,  averaged  138 
per  cent  of  pre-war  as  compared  with  139  in  1928.  Average  oper- 
ating returns  for  approximately  12,000  owner-operators  reporting 
for  their  own  farms  were  but  3  per  cent  below  the  1928  figure,  which 
was  the  highest  in  the  available  record  for  these  data.  On  the  other 
hand,  as  shown  in  Figure  1,  the  price  indexes  and  the  estimated  na- 


Pl  CURE  4 


The  average  operating  returns  for  1929  as  reported  by  the  department's  crop  correspond- 
ents were  higher  than  in  1928  in  the  two  Atlantic  divisions,  about  the  same  in  the  East 
North  Central,  and  lower  in  the  remaining  three  divisions.  For  the  country  as  a  whole 
the  average  decreased  approximately  3  per  cent.  Of  all  divisions,  the  Western  and 
North  Atlantic  have  experienced  the  most  consistently  upward  trends  since  1922  (the 
first  year  for  which  these  data  are  available) 

tional  income  available  for  capital  invested  in  agriculture  when  com- 
puted on  a  crop-year  basis,  do  not  make  so  favorable  a  comparison 
because  of  the  price  weaknesses  that  become  more  apparent  in  the 
late  winter  months.  Even  so,  however,  as  indicated  in  Figures  1 
and  2,  the  available  income  and  price  series  during  recent  years  have 
shown  something  resembling  a  tendency  to  fluctuate  around  an  ap- 
proximately horizontal  trend.  Continuation  of  a  tendency  toward 
something  like  stability  in  average  incomes  will  hasten  the  read- 
justment of  values,  and  no  doubt,  taking  the  country  as  a  whole,  the 
recent  small  declines  in  the  national  land-value  average  are  in  large 
measure  attributable  to  this  indicated  tendency. 

So  far  as  the  year  1929  and  early  1930  is  concerned,  however, 
farmers  apparently  found  little  to  encourage  higher  valuations  or  a 
17649°— 30  3 
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marked  increase  in  the  volume  of  land  buying,  save  possibly  in  the 
very  sharp  rebound  in  potato  prices,  which,  coupled  with  the  largest 
crop  on  record  in  Maine,  may  in  part  account  for  the  slight  recovery 
in  realty  values  shown  for  that  State,  for  example ;  and  in  a  change 
to  a  higher  use  in  the  utilization  of  land  in  areas  of  the  Great  Plains, 
consequent  upon  the  belief  that  the  tractor  and  combine  and  other  of 
the  newer  developments  will  make  cultivation  worth  while  where 
it  was  not  before. 

The  Cotton  Belt  received  lower  prices  for  its  principal  product  in 
1929  than  in  1928.  Weakness  developed  in  the  butter  market  for  the 
first  time  in  years  and  may  have  suggested  that  the  rapid  expansion 
in  dairy  production  had  reached  a  point  at  which  production  had 
overtaken  demand.  Perhaps  the  weakness  in  butter  prices  received 
unusual  attention  because  of  the  wide  interest  in  dairying  that  had 
been  stimulated  by  the  comparatively  high  and  stable  levels  that 
daily  products  prices  had  maintained  for  so  long.  Farm  prices  of 
wool  touched  the  lowest  figures  recorded  since  1922.  Sheep  and  lamb 
prices,  although  still  at  favorable  levels  compared  with  pre-war  ' 
prices,  were  rather  sharply  down,  and  no  doubt  raised  the  question 
whether  the  long-predicted  readjustment  due  to  steady  expansion 
in  numbers  was  not  near  at  hand.  The  level  of  beef  cattle  prices 
during  most  of  1929  could  not  be  counted  as  discouraging,  but  prices 
sagged  in  the  closing  months  to  levels  below  those  of  the  correspond- 
ing months  of  1928  and  may  have  suggested  that  the  industry  was  at 
the  top  of  a  price  cycle,  and  that  expansion  in  cattle  numbers  hence- 
forth would  result  in  falling  prices.  To  those  branches  of  the  cattle 
industry  dependent  on  feeding  margins,  1929  was  not  accounted  a 
very  favorable  year,  whereas  1928  was  one  of  the  most  profitable  on 
record. 

Although  harvest -time  wheat  prices  in  1929  averaged  somewhat 
higher  than  those  of  1928,  several  other  considerations  such  as  the 
below-pre-war  level  touched  earlier  in  1929,  the  break  in  1928,  the 
generally  downward  course  of  wheat  prices  in  the  last  four  years, 
and  talk  that  a  long-run  downward  drift  in  wheat  prices  might  take 
place  were  probably  not  regarded  as  furnishing  a  basis  for  higher 
land  prices  excepting  in  new  "  combine "  territory.  Hog  prices 
moved  upward  slightly  during  the  year,  but  apparently  were  not 
up  to  expectations.  The  State  agricultural  statistician  for  Ne- 
braska (i) ,  for  example,  summed  up  the  price  situation  as  follows : 

While  prices  in  general  were  satisfactory,  the  prices  of  leading  commodities 
from  which  the  bulk  of  the  farm  revenue  is  derived  were  headed  downward  by 
autumn.  Kog  prices,  especially,  were  disappointing.  Grain-fat  cattle  brought 
poorer  returns  last  spring,  due  to  the  abnormally  high  prices  of  feeders  the 
previous  fall.  The  reduction  in  feeder-cattle  prices  the  past  fall  was  a  dis- 
appointment to  range-cattle  producers.  Butterfat  brought  good  prices  until 
November  when  a  marked  slump  came.  Egg  prices  have  been  good,  but  poultry 
prices  were  unsatisfactory  at  the  close  of  the  year. 

*  *  *  Cattle  feeders  held  off,  due  not  only  to  the  uncertain  outcome  of  the 
corn  crop  but  also  to  a  determination  to  reduce  operations  unless  corn  and 
feeder-cattle  prices  were  more  favorable. 

While  the  livestock  industry  is  still  on  a  profitable  basis,  there  is  a  little 
apprehension  as  to  the  future,  due  to  a  downward  tendency  of  prices,  particu- 
larly hogs,  as  farmers  had  expected  considerably  better  prices.  The  market 
decrease  in  butterfat  price  last  month  was  unexpected  for  this  season  and  is 
causing  some  anxiety  as  to  the  future  of  the  dairy  industry  which  has  been 
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one  of  the  most  profitable  since  the  general  price  stamp  in  Nebraska.  As  70  per 
cent  of  the  gross  farm  income  is  derived  from  livestock  and  its  products,  the 
future  of  Nebraska  agriculture  is  linked  closely  with  the  future  prices  of  live- 
stock, and  the  situation  at  the  close  of  the  year  is  not  so  good  as  it  was  at 
the  beginning. 

In  Illinois,  the  State  agricultural  statistician,  in  commenting  on 
the  continued  decline  in  farm  real-estate  values  there,  made  the 
following  observations : 8 

Many  farmers  are  discouraged  about  the  present  price  decline  for  grains  and 
dairy  products.  There  is  general  tax  dissatisfaction.  *  *  *  There  is  also 
general  dissatisfaction  at  present  over  the  extremely  tight  credit  situation. 
*  *  *  The  price  decline  in  the  face  of  *  *  *  efforts  *  *  *  to  sustain 
prices  has  been  most  disappointing. 

Size  of  crop,  of  course,  is  important  also  in  making  earnings. 
Some  of  the  States  ha-d  bad  breaks  from  the  weather  in  1929.  Some 
have  had  a  succession  of  bad  years,  as  for  example,  the  eastern  Corn 
Belt,  in  which  a  number  of  communities  have  reported  three  and 
four  years  of  very  discouraging  seasons. 

NO  IMPORTANT  REDUCTIONS  IN  PRICES  FARMERS  PAY— TAXES  UP  AGAIN 

A  glance  at  the  available  data  on  the  cost  side  of  the  income 
picture  (Table  5)  indicates  that  no  material  reductions  took  place 
during  .1929  in  the  prices  of  the  principal  items  of  farm  expenditure, 
including  wages  and  taxes.  In  general  the  prices  farmers  pay  have 
shown  little  disposition  as  yet  to  turn  downward  from  the  prevailing 
high  levels  of  recent  years.  The  extent  to  which  increased  costs 
have  been  offset  by  increased  efficiencies  is  difficult  to  appraise.  The 
disparity  in  relative  levels  of  prices  received  and  prices  paid  con- 
tinues to  be  emphasized  by  both  real  estate  dealers  and  farmers  as 
a  bar  to  recovery  in  the  land  market. 

In  particular,  correspondents  universally  emphasize  the  tax  situ- 
ation as  one  of  the  most  serious  elements  in  the  generally  unsatis- 
factory farm  real  estate  situation.  Little  change  for  the  better  took 
place  in  1929,  nor  is  the  immediate  outlook  encouraging  for  an  early 
recession  of  any  substantial  proportions.  During  1929,  in  fact,  the 
country-wide  tax  index  of  the  Bureau  of  Agricultural  Economics 
continued  to  show  an  increase  (Table  5)  and  rose  to  a.  position  of 
267  per  cent  of  pre-war  from  a  1928  position  that  was  283  per  cent 
of  pre-war.  The  increases  recorded  during  1927  were  general,  oc- 
curring in  all  but  one  of  the  nine  regional  State  groups  into  which 
the  country  is  customarily  divided.  (Table  11.)  In  that  one  divi- 
sion, the  year's  decrease  was  so  slight  as  to  be  negligible.  The  farm 
tax  level  during  the  last  five  years  has  averaged  nearly  tvvo  and 
three-fifth  times  pre-war.  In  contrast,  the  farm-products  price  level 
has  averaged  only  about  one  and  two-fifths  times  pre-war  during  the 
same  period.  Death  and  taxes,  so  the  old  saying  goes,  are  the  two 
things  that  can  not  be  escaped.  The  height  to  which  taxes  have 
already  risen  and  their  persistent  reluctance  to  decline  are  reported 
to  constitute  a  growing  discouragement  to  land  ownership. 


8  Sureatt,  A.  J.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.] 
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Table  5. — Index  numbers  of  prices  paid  by  farmers,  by  years  1910-1929,  and 
on  stated  dates,  1928-1930 

[Base  1910-1914=100  per  cent] 


Commodities  used  in  production 


92 
108 

90 
108 
102 

98 
129 
186 
196 
208 
133 

91 
118 
128 
135 
145 
120 
124 
133 
131 

130 
143 
131 
129 

136 
128 
133 
127 
120 


101 
103 
100 
98 
98 
101 
111 
132 
160 
178 
188 
175 
156 
151 
155 
158 
156 
157 
158 
162 

156 
156 
156 
162 

162 
162 
162 
163 
162 


97 
97 
102 
104 
101 
113 
122 
139 
173 
185 
189 
159 
131 
125. 
122 
131 
129 
123 
133 
132 

133 
133 
132 
132 

134 
134 
131 
131 


B.  ® 


100 
102 
103 
101 
93 
102 
118 
137 
161 
189 
205 
156 
159 
160 
159 
163 
163 
164 
161 
162 

160 
161 
162 
162 

163 
163 
162 
162 
161 


P-S5 


101 
100 
100 
100 
99 
106 
129 
156 
ISO 
179 
188 
151 
139 
138 
131 
138 
142 
134 
131 
129 

132 
130 
131 
131 

129 
129 
129 
129 
126 


105 
94 
101 
117 
112 
141 
188 
264 
149 
125 
133 
142 
148 
170 
190 
192 
179 
190 

181 
181 
177 
177 

201 
201 
179 
179 
169 


103 
98 
102 
99 
103 
121 
152 
176 
192 
175 
142 
140 
142 
143 
149 
144 
144 
146 
146 

145 
148 
144 
146 

148 
146 
146 
145 
142 


98 
100 
101 

99 
102 
107 
125 
148 
180 
214 
227 
165 
160 
161 
162 
165 
164 
161 
162 
160 

162 
163 
163 
161 

161 

160 
161 
160 
158 


R  c 


101 

100 
100 
101 
106 
123 
150 
178 
205 
203 
156 
152 
153 
154 
159 
156 
154 
156 
155 

155 
157 
156 
155 

156 
155 
155 
154 
151 


97 
101 
104 
101 
102 
112 
140 
176 
206 
239 
150 
146 
166 
166 
168 
171 
170 


166 
170 
175 
162 

167 
173 
174 
159 
162 


£2  H 


O  d  cc 

fl.H  © 

R  _  tJ3  <J 

s  s  g-s 

o  3  & 
D 


Compiled  from  prices  reported  to  the  Department  of  Agriculture  by  retail  dealers  throughout  the  United 
States.  The  index  numbers  include  only  commodities  bought  by  farmers;  the  commodities  being  weighted 
according  to  purchases  reported  by  actual  farmers  in  farm-management  and  rural-life  studies  from  1920  to 
1925.  Figures  for  other  months  used  in  Table  2  are  straight  interpolations  between  the  above  quarterly 
reporting  dates. 

1 1512-1914=100. 

2  Includes  food,  clothing,  household  operating  expenses,  furniture  and  furnishings,  and  building  material 
for  house. 
3 1914=100. 

LITTLE  IN  EARNINGS  DEVELOPMENTS  TO  ENCOURAGE  RISE  IN  VALUES 

All  in  all,  it  is  apparent  that  farmers  generally  found  little  in  the 
price  situation  on  which  to  start  a  boom,  although  realized  earnings 
in  branches  of  the  industry  compared  favorably  with  those  of  the 
preceding  year.  Some  observers  maintain  that,  generally  speaking, 
a  resumption  of  the  more  or  less  continual  upward  trend  in  realty 
values  so  familiar  prior  to  1920  will  be  laid  only  on  the  foundation 
of  a  definite  long-time  upward  trend  in  farm-products  prices  in  rela- 
tion to  changes  in  taxes,  wages,  the  prices  of  commodities  bought, 
and  in  other  items  of  cost,  or  of  the  development  and  adoption  of 
new  or  improved  methods,  practices,  types  of  farming,  varieties  of 
crops,  etc.,  which  will  increase  net  incomes  sufficiently  and  are  of 
general  enough  applicability  to  influence  generally  the  bidding  for 
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lands,  and  which  at  the  same  time  will  not  lead  to  so  great  an  in- 
crease in  production  as  to  reduce  prices  seriously. 

Price  reductions  obviously  would  operate  to  reduce  the  gain  of 
those  using  the  new  technics  as  well  as  to  raise  a  problem  for  com- 
peting sections  that  either  can  not  adopt  the  practice  or  can  do 
so  with  less  ease.  That  question,  for  example,  frequently  arises  in 
appraising  the  future  of  the  hilly  lands  of  the  East,  and  as  between 
the  "  old  and  "  new  "  Cotton  Belts.  Two  types  of  efficiency  may 
be  distinguished :  One  whieh  lowers  costs  per  unit  of  product  by  in- 
creasing the  volume  produced  from  the  same  acreage,  the  other 
which  lowers  costs  per  unit  of  product  without  increasing  the  vol- 
ume of  output.  Either  may  lead  to  an  increased  total  national  pro- 
duction by  inducing  an  increase  in  acreage.  This  is  what  has  hap- 
pened with  the  combine,  which  is  of  the  second  type  of  efficiency. 
Even  so,  once  the  general  adoption  of  improved  practices  has  been 
accomplished  and  the  industry  or  area  has  been  adjusted  and  settled 
in  its  new  condition,  unless  new  improvements  continue  to  come  into 
use.  probably  the  trend  in  the  products  price  level  again  assumes 
the  dominant  role  so  far  as  the  trend  in  land  values  is  concerned. 

A  rising  general  price  level  usually  is  especially  favorable  to 
farmers;  a  falling  one  usually  bears  particularly  heavily  on  them. 
The  prices  of  their  products  tend  to  be  affected  among  the  earliest, 
both  on  the  rise  and  fall.  On  the  other  hand,  wages  and  salaries, 
freight  rates,  taxes,  and  similar  items  tend  to  lag  both  on  the  rise 
and  on  the  fall.  A  rising  price  level  tends  to  encourage  indebtedness, 
which  in  turn  usually  becomes  more  difficult  to  pay  on  a  falling 
price  level.  Agriculture  typically  carries  a  heavy  debt  load,  which 
is  estimated  to  have  risen  from  a  national  total  of  $?,857,000.000  on 
January  1,  1920.  to  $9,468,526,000  on  January  1,  1928  (25).  The 
preponderance  of  opinion  expressed  to  date,  incidentally,  seems  to 
be  on  the  side  of  a  probable  decline  in  the  general  price  level  over 
the  next  decade. 

But  in  any  case,  whether  or  not  these  observations  are  correct, 
1929  and  early  1930  brought  little  which,  viewed  from  where  Ave  are 
now,  looks  like  an  upturn  of  the  general  price  tide.  In  view  of  the 
experiences  of  recent  years,  the  present  status  of  the  land  market 
in  general  probably  is  such  that  rather  more  definite  assurance  will 
be  required  as  to  the  future  course  of  earnings  than  was  frequently 
accepted  in  the  past.  Even  should  a  turn  occur,  values  might  lag 
behind  for  a  few  years,  until  judgments  of  the  permanency  of  the 
new  conditions  could  be  established,  and  until  other  factors  now  in 
the  situation  cleared,  as  for  example,  the  absorption  of  excessive 
supplies  of  land  now  hanging  over  the  market.  It  should  be  empha- 
sized that  these  are  general  statements  to  which  exceptions  on  ac- 
count of  special  or  local  conditions  will  occur. 

Were  adequate  income  data  available  on  the  earnings  of  farm 
real  estate  both  for  the  recent  years  and  before  the  war,  much  light 
would  be  thrown  on  the  present  course  of  values  and  the  varying 
current  levels  of  values  relative  to  their  pre-war  positions  shown 
in  Table  1.  These  differences  are  not  always  easy  to  account  for. 
In  any  case,  it  is  apparent  that  other  factors  need  to  be  taken  into 
account  in  trying  to  explain  movements  in  realty  values. 
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READJUSTMENT    OF    VALUE    STRUCTURE    IN    RELATION    TO    EARNINGS  CON- 
TINUED  DURING  1929-30 

Various  other  considerations  that  appear  to  be  operative  in  the 
behavior  of  farm  real  estate  values  have  been  discussed  in  detail 
in  preceding  issues  of  The  Farm,  Real  Estate  Situation  {28y  %9y  SO)-.. 

One  of  these  other  factors  seems  to  be  that  the  entire  land  value 
structure  in  some  parts  of'  the  country  has  been  undergoing  read- 
justment with  respect  to  the  relationship  of  values  to  earnings.  How 
widely  this  has  occurred  can  not  be  told  because  of  the  lack  of  data. 
Data  are  available  for  certain  of  the  Corn  Belt  States,  however,  and 
it  is  probable  that  it  has  taken  place  to  a  greater  extent  in  these 
States  than  elsewhere  (7).  These  data  indicate  that  there  values  on 
the  average  have  fallen  more  rapidly  since  1920  than  have  current 
farm  real  estate  incomes  as  measured  by  cash  rents. 

This  represents  a  reversal  of  the  tendency  for  values  to  move  up 
more  rapidly  than  earnings  which  was  exhibited  for  many  years 
prior  to  1920.  The  current  rate  of  return,  in  other  words,  has  been 
widening  in  the  direction  of  giving  a  current  ratio  of  income  to 
value  more  in  line  with  that  obtainable  on  alternative  employments 
of  capital',  Basically  this  process  seems  to  be  largely  a  matter  of 
counting  less  generously  than  formerly  upon  future  increases  in 
income,  and  capitalizing  them  into  current  valuations.  Perhaps  the 
basis  of  the  process  may  also  be  found  in  some  degree  in  the  oft- 
heard  comment  that  farmers  of  to-day,  especially  the  younger 
generation,  are  insisting  on  a  better  living  than  used  to  be  acceptable. 
Perhaps  they  are  not  so  content  as  they  once  were  to  dig  into  the 
share  of  their  income  which  should  go  to  living  in  order  to  get  money 
to  pay  off  6  per  cent  mortgages  on  land  priced  to  yield  only  half 
that  much.  The  tendency  to  take  earning  power  into  greater  ac- 
count than  formerly  in  appraisal  for  mortgage  purposes  may  also 
have  been  a  contributing  influence.  Available  data  indicate  that 
this  realignment  probably  had  not  reached  an  end  in  1929  in  certain 
mid-western  States,  as  is  shown,  for  example,  in  Table  6. 


Table  6.— Ratio  of  average  gross  cash  rent  to  average  value  of  caslirrented 
farms  in  Iowa,  1921-1930  1 


Year 

Ratio  of 
rent  to 
value 

Year 

Ratio  of 
rent  to 
value 

Year 

Ratio  of 
rent  to 
value 

1921    

Per  cent 
4.  4 
3.8 
4.2 
4.6 

1925  

Per  cent 
4.8 
4.8 
5.2 
5.4 

1929  

Per  cent 
5.6 
5.9 

1922  

1925.  

1930  

1923  -  

1927  

1924-.  

1928  

1  Preliminary  figures  as  reported  by  crop  correspondents. 


BURDENSOME  SUPPLY  OF  LAND  STILL  HANGS  OVER  MARKET 

Another  of  the  influences  on  values — foreclosed  and  other  distress 
land — still  is  having  a  depressing  effect  in  important  areas.  Mid- 
western and  certain  southern  correspondents,  especially,  continued 
to  call  attention  to  the  fact  that  not  until  more  of  these  farms  are 
removed  from  the  market  can  real  estate  prices  in  their  localities 
be  expected  to  become  firm  or  higher.  There  are  few  States,  accord- 
ing to  reports,  that  do  not  have  this  situation  in  some  degree. 
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Satisfactory  management  and  disposal  of  involuntarily  acquired 
realty  still  remains  an  important  problem  confronting  institutional 
and  individual  mortgagees.  Although  progress  in  moving  acquired 
properties  is  reported,  satisfactory  disposal  is  slow  in  the  present 
generally  dull  market  for  land.  Various  aspects  of  this  phase  of 
the  current  farm  real  estate  situation  were  discussed  in  greater  de- 
tail in  an  earlier  issue  of  the  Farm  Real  Estate  Situation  {29).  In 
general  no  great  net  change  appears  to  have  taken  place,  reports  of 
greater  headway  on  the  part  of  some  agencies  in  disposing  of  in- 
voluntarily acquired  properties  being  offset  by  contrary  reports. 

Much  depends  upon  the  pricing  and  financing  policies  adopted. 
In  some  areas  apparently  competitive  price  cutting  has  developed. 
The  problems  of  satisfactory  management  of  involuntarily  acquired 
properties,  the  costs  of  carrying  them,  as  well  as  in  some  cases  the 
requirements  of  law,  favor  getting  the  properties  off  the  books,  but 
the  serious  effects  of  price  cutting  upon  values  generally  and  upon 
loans  still  in  force  are  recognized.  In  some  areas  apparently  greater 
thought  is  being  given  to  cooperative  handling  of  the  problem,  but 
efforts  at  such  organization  apparently  have  not  crystallized  into 
action  very  generally  as  yet  in  this  country. 

Announcement  was  made  within  the  year  of  the  launching  of  a 
large  joint  venture  for  similar  purposes  in  Canada.  Its  progress 
will  be  watched  with  much  interest  in  this  country.  In  one  State, 
joining  forces  to  develop  interest  in  buying  farms,  especially  on  the 
part  of  tenants,  is  reported  to  have  resulted  in  moving  considerable 
acreages  of  land.  The  development  of  farm  companies  with  the 
objective  of  buying  distress  lands  and  holding  them  for  a  speculative 
profit,  on  which  particular  attention  was  focused  some  years  ago, 
apparently  has  not  made  much  headway  primarily,,  according  to 
reports,  because  of  inability  to  interest  sufficient  capital  at  the  time. 

The  abnormally  large  supply  of  land  on  the  market  and  hanging 
over  it,  in  addition  to  land  foreclosed  or  deeded  back,  includes  lands 
that  could  be  taken  over  by  the  mortgagee  but  are  not.  It  includes 
lands  in  weak  hands  and  in  hands  that  are  fairly  strong  but  that 
wrant  to  sell.  A  farm,  after  all,  is  a  durable  article  which  sooner  or 
later  must  pass  to  another  owner.  The  tendency  under  present  con- 
ditions in  the  land  market  is  to  defer  sale  as  long  as  possible.  In  the 
face  of  the  subnormal  buying  of  farms  the  result  seems  to  be  in  the 
direction  of  an  accumulating  supply  seeking  sale. 

DEMAND   FOR  FARMS  GENERALLY   REMAINED  LOW 

The  demand  for  farms,  generally  speaking,  continued  low.  Most 
farm  buyers  are  farmers.  The  combination  of  unsatisfactory  in- 
comes, of  savings  and  other  accumulations  of  capital  seriously 
reduced  or  completely  wiped  out,  and  in  some  degree  of  the  changed 
credit  situation,  has  not  been  conducive  to  a  strong,  effective  demand 
for  farms.  The  annual  farm  population  survey  of  the  Bureau  of 
Agricultural  Economics  indicated  the  net  movement  of  population 
away  from  the  farms  in  1929  to  have  been  the  largest  in  three  years, 
totaling  619,000  persons,  as  compared  with  598,000  in  1928,  and 
604,000  in  1927.  An  annual  net  outflow  may  be  expected  in  the  light 
of  rural  birth  rates  which  are  higher  than  urban,  together  with  an 
apparently  higher  agricultural  efficiency  in  terms  of  labor  require- 
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merits,  bur  the  cityward  stream  undoubtedly  continues  to  carry  with 
it  many  who  under-more  favorable  agricultural  conditions  might  be 
bidders  for  farm  lands.  Apparently  the  position  of  agriculture, 
present  and  in  outlook,  still  is  not  considered  by  many  farm  dwellers 
as  sufficiently  attractive  to  be  an  incentive  to  stay,  and  to  undertake 
the  purchase  of  a  farm.  In  other  words,  the  continued  high  city- 
ward movement  is  reflective  of  the  generally  low  effective  demand 
for  farms,  which  coming  at  the  same  time  as  an  unusually  large 
supply  of  land  on  the  market,  has  been  met  by  downward  revision 
in  land  prices.  The  total  farm  population  on  January  1.  1930.  was 
estimated  as  27,222,000,  which  is  apparently  the  smallest  in  30  years. 

On  the  other  hand,  presumably  largely  on  account  of  the  current 
business  recession,  more  comment  than  usual  was  made  by  dealers  in 
the  industrial  States  of  increased  inquiry  for  farms  on  the  part  of 
city  workers,  many  of  whom  were  said  to  have  originally  come  from 
the  farm.  Because  of  insufficient  capital,  however,  much  of  this 
inquiry  was  said  to  have  had  little  result  so  far  as  sales  were 
concerned. 

MORTGAGE  POLICIES  AND  TIGHTER  MONEY  A  FACTOR 

The  credit  situation  as  it  affects  land  values  and  purchase  is  dis- 
cus-eel later  (p.  62),  but  it  may  be  noted  here  that  dealers  rather  gen- 
erally appeared  to  lay  greater  stress  than  formerly  upon  the  impor- 
tance of  the  tighter  credit  situation  and  more  conservative  loaning  pol- 
icies in  the  current  farm  real  estate  situation.  Although  reports  of 
lower  first-mortgage  rates  and  an  easing  in  the  granting  of  loans  were 
received,  reports  of  rate  raises  during  the  year,  of  continued,  and 
sometimes  apparently  greater,  reluctance  of  some  sources  to  loan, 
and  of  other  manifestations  of  a  more  conservative  policy  in  the 
extension  of  credit,  were  frequently  made.  A  change  from  the 
former  policies  and  practices  on  the  whole,  no  doubt,  is  in  accord 
with  sound  investment  policy  from  a  long-run  point  of  view,  but 
the  short-run  effect  during  the  period  of  transition  to  lower  levels  has 
its  painful  aspects.  The  effect  can  hardly  be  other  than  to  act  as  a 
brake  on  buying,  temporarily  at  least.  Dealers  and  farmers  alike 
appeared  to  view  the  credit  situation  with  greater  concern  than  a 
year  ago. 

PERIODS    OF    DEPRESSION    CONDUCIVE    TO    EXCESSIVE    DETERIORATION  OF 
LAND  AND  IMPROVEMENTS 

Another  factor  affecting  the  value  of  farm  real  estate  has  also  been 
mentioned  in  preceding  reports.  Physical  depreciation  of  the  agri- 
cultural industry's  productive  capital  is  usually  to  a  greater  or  less 
degree  an  accompaniment  of  prolonged  periods  of  depression.  Farm 
maintenance  on  an  adequate  scale  becomes  difficult,  particularly  in 
low-income  areas  and  on  farms  of  the  poorest  qualities.  Buildings, 
fences,  and  other  such  improvements  do  not  always  receive  normal 
repair  or  replacement  and  they  tend  to  suffer  from  excessive  depre- 
ciation. The  fire  risk  increases.  Upkeep  of  terraces,  of  drainage 
and  irrigation  works,  the  control  of  soil  erosion,  and  brush  and  weed 
control  tend  to  suffer.  Former  outlays  and  practices  for  mainte- 
nance of  soil  fertility  frequently  tend  to  be  curtailed.  Maintenance 
of  income  tenets  to  proceed  at  the  expense  of  capital  depletion.  On 
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farms  involuntarily  acquired  by  mortgagees,  the  problem  often  be- 
comes especially  important.  Although  probably  one  of  the  minor 
influences  on  values  when  the  entire  country  is  taken  into  account,  in 
certain  areas  the  factor  of  farm  deterioration  has  become  a  serious 
one. 

VALUE  TREND  VARIES  WITH  GRADE  OF  LAND 

Recognition  should  be  given  to  the  variation  in  conditions  on  dif- 
ferent grades  of  land.  Adequate  data  reflective  of  this  phase  of  the 
situation  are  not  available.  The  present  value  data  are  a  composite 
average  of  all  grades.  In  general,  however,  correspondents  observe 
that  the  poorer  farms  are  difficult  to  dispose  of  at  any  price,  and  have 
fallen  more  in  value  than  have  the  better  lands.  Repossessions  are 
reported  to  be  predominantly  of  the  poorer  qualities.  Changes  in 
loan  policies  are  directed  more  toward  the  poorer  lands  than  toward 
the  better.  Foreclosures,  however,  are  not  confined  to  the  poorest 
lands,  nor  do  the  good  farms  appear  to  be  entirely  excepted  from 
the  general  revision  in  mortgage  practices  and  policies.  Continua- 
tion of  the  reports  from  numerous  communities  that  even  the  good 
farms  draw  only  the  mortgagee's  bid  when  put  up  for  sale  at  the 
courthouse  door  clearly  emphasizes  the  fact  that  the  farm  real  estate 
situation  has  not  yet  fully  cleared  even  for  the  better  class  of 
property. 

NOT  MUCH  CHANGE  IN  AVERAGE  NEW  ENGLAND  VALUES 

In  New  England,  where  values  in  all  States  made  favorable  com- 
parison with  last  year's  levels,  the  crop  season  was  reported  to  have 
been,  on  the  whole,  a  favorable  one  both  in  production  and  in  the 
prices  received.  Although  deficiency  of  rainfall  during  the  summer 
months  damaged  crops  in  some  instances,  on  the  whole  this  was  re- 
ported to  have  been  less  harmful  than  the  excessive  summer  rainfall 
of  the  two  preceding  seasons.  Prices  of  the  principal  crops  were 
equal  to  and  materially  better  than  those  prevailing  a  year  earlier, 
according  to  the  State  agricultural  statistician  {23), 

The  sharp  rebound  in  prices  of  potatoes  was  particularly  favor- 
able after  the  drastic  decline  of  1928.  Particularly  in  Maine,  potato 
prices,  three  times  as  high  as  those  of  1928,  coupled  with  the  largest 
crop  on  record,  were  reported  to  have  improved  the  real  estate  situ- 
ation materially  in  the  important  Aroostook  potato  section.  This 
may  account  for  the  slightly  higher  average  acre  value  indicated  for 
the  State.    (Table  1.) 

In  general,  the  various  aspects  of  the  New  England  farm  real 
estate  situation  which  have  been  touched  upon  in  earlier  reports 
(28,  29^  SO)  continued  to  operate  during  1929-30.  Abandonment, 
conversion  to  various  types  of  residential  use,  the  influence  of  timber 
values,  etc.,  apparently  presented  much  the  same  circumstances  as  a 
year  ago,  except  that,  because  of  employment  conditions,  somewhat 
greater  demand  developed  for  small  well-located  properties  on  the 
part  of  city  workers.  Some  complaints  of  difficulty  in  obtaining  ade- 
quate fire  insurance  on  buildings  were  reported.  The  farm  fire  risk 
has  increased  in  most  sections  of  the  country  during  recent  years. 
In  the  Northeast,  this  problem  and  the  problem  of  farm  building 
valuation  are  especially  difficult.  The  foreclosures  that  have  taken 
place  are  said  to  have  been  largely  of  poorly  located  dairy  farms  and 
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of  farms  on  which  hay  was  formerly  the  principal  cash  crop,  as  for 
example  in  central  and  southern  Maine.  -The  presence  of  so  many 
factors  makes  the  problem  of  valuation  in  New  England  especially 
difficult,  and  generalization  about  the  farm  real  estate  situation 
equally  dimcult. 

MIDDLE  ATLANTIC  VALUES  DOWN 

A verage  values  in  all  three  of  the  Middle  Atlantic  States  declined 
in  19-29-30,  and  the  recorded  declines  were  larger  than  a  year  ago. 
In  Isew  Jersey  the  decline  was  ascribed  largely  to  unsatisfactory 
seasons  for  the  last  several  years.  In  Pennsylvania,  as  will  be  re- 
called by  readers  of  last  year5s  report,  1928  was  described  as  "  one 
of  the  worst,  if  not  the  worst,  year  in  the  history  of  the  Common- 
wealth ?'  (SO).  Although  1929  showed  some  hnprovement,  the  situa- 
tion from  the  earnings  standpoint  had  many  discouraging  features, 
according  to  the  annual  report  of  the  State  agricultural  statistician 
(11)  who  thus  summarized  the  crop  experience:  "Drowned  out  in 
April  and  May,  burned  out  in  July  and  August,  and  frozen  out  in 
December,  was  the  unfortunate  lot  of  many  a  farmer.5'  In  a  special 
report,9  he  summarized  the  Pennsylvania  farm  real  estate  situation 
as  follows: 

Farm  real  estate  in  Pennsylvania  has  suffered  a  general  decline  in  value 
*  *  *  during  the  past  year,  according  to  reports  of  farmers  and  of  real 
estate  dealers  in  the  agricultural  districts.  This  downward  trend  is  state-wide, 
except  in  a  few  localities  adjacent  to  expanding  industrial  centers.  Two 
reasons  are  advanced  in  explanation  of  the  situation :  the  one,  the  lack  of 
profit  in  farming  on  account  of  low  prices  for  products,  several  short  crop 
years,  high  operating  costs,  and  taxes  which  everywhere  are  claimed  to  he  op- 
pressive ;  the  other,  the  lack  of  available  bank  credit  for  farm  operations  and 
the  financing  of  transfers. 

Very  little  activity  in  buying  is  reported,  even  in  localities  where  values 
are  holding  steady,  although  inquiries  from  prospective  purchasers  are 
numerous.  Small  farms  for  trucking,  dairying  or  poultry  raising,  well  located 
on  improved  highways,  are  most  in  demand.  Large  farms  must  be  stocked 
and  equipped  to  receive  consideration.  Both  must  be  bargains,  and  avail- 
ability of  electricity  is  becoming  an  important  item  in  the  eyes  of  prospective 
purchasers. 

In  some  localities,  exchanges  for  city  property  figure  in  most  of  the  transfers ; 
in  others,  they  are  the  result  of  foreclosure.  *  *  *  Distress  sales  are  in- 
creasing in  some  parts;  other  sections  report  fewer  than  during  the  year 
previous.  Transfers  are  divided  largely  between  farmers  and  laborers  who 
are  finding  wages  insufficient  to  meet  their  living  expenses.  Speculation  is 
not  a  motive. 

Terms  offered  are  very  liberal.  Any  reasonable  offer  is  assured  consideration. 
Usually  one-fourth  to  one-half  of  the  purchase  price  is  stipulated  as  down 
payment  and  the  balance  arranged  to  suit  the  purchaser,  even  as  low  as  $100 
per  year. 

The  supply  of  farms  promises  to  exceed  the  potential  demand,  at  least  until 
the  mortgage-money  market  eases  considerably.  *  *  *  No  marked  im- 
provement in  values  is  anticipated  so  long  as  oppressive  taxes  are  levied. 

In  Hew  York5  according  to  the  State  agricultural  statistician 

(m- 

on  the  whole,  1929  was  a  year  of  ups  and  downs,  but  net  income  from  the 
farms  as  a  whole  will  probably  compare  favorably  with  1928,  even  though 
some  individuals  have  been  especially  hard  hit,  while  others  have  profited 
abundantly. 


0  Gasteigeb,  E.  L.  Special  report  on  the  farm  real  estate  situation.  [Unpublished 
data.] 
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But  values  continue  to  decline.  Further  comment  on  the  New  York 
farm  real  estate  situation  is  made  as  follows : 10 

Land  values  in  New  York  State  vary  considerably  for  several  reasons. 
First,  much  of  the  land  located  near  large  cities  has  a  high  valuation  placed 
upon  it  with  little  relation  to  its  value  for  agricultural  uses.  With  increased 
transportation  facilities,  extension  of  rural  electrification  lines,  and  other  con- 
veniences there  has  been  an  increased  desire  for  many  city  and  large-village 
dwellers  to  seek  homes  in  the  country. 

Second,  land  favorably  located  as  to  hard-surfaced  roads  is  much  more 
valuable  than  similar  land  located  along  poor  dirt  roads.  So  much  so  is  this 
that  certain  banks  accustomed  to  loaning  money  on  farm  property  are  restrict- 
ing their  loans  to  farms  located  on  hard-surfaced  roads. 

it  has  become  quite  difficult  to  do  well  on  land  poorly  located  for  marketing, 
land  of  low  fertility,  land  too  rough  for  the  use  of  modem  machinery,  or  poorly 
drained  land,  and  consequently  those  types  of  land  have  decreased  in  value  quite 
rapidly.  In  general,  good  land,  well  located,  is  to  a  very  large  extent  still  being 
operated  too  near  the  limit  of  its  capacity,  and  while  it  may  be  decreasing  in 
value  slightly,  is  doing  so  at  a  very  slow  rate.  A  considerable  amount  of  the 
poorest  land  is  constantly  going  out  of  use. 

VALUES  IN  MOST  SOUTH  ATLANTIC  STATES  DECLINED 

Although  an  improvement  over  1928  results  was  shown  in  average 
operating  returns  of  reporting  South  Atlantic  farmers  (fig.  4),  the 
recovery  apparently  was  not  sufficient  to  have  an  appreciable  stimu- 
lating effect  on  farm  real  estate  values,  for  the  averages  declined, 
in  most  States  of  this  group — in  North  Carolina  and  South  Carolina 
the}7  declined  severely.  The  extremely  adverse  economic  situation 
generally  in  North  Carolina  was  described  in  the  survey  of  a  year 
ago  (30).  No  material  improvement  was  shown  in  1929.  Accord- 
ing to  the  State  agricultural  statistician  (80)  — 

From  an  economic  standpoint,  North  Carolina  farmers  are  in  a  most  try- 
ing condition.  The  reason  for  this  is  that  most  of  the  cash  crops  have  not 
brought  a  return  equal  to  the  cost  of  production.  Tenants  and  landlords  have 
suffered  heavily  for  several  years.  There  is  no  avenue  apparent  to  them 
whereby  they  may  plant  with  the  expectation  of  profit  during  the  coming 
year.  Supply  merchants  who  usually  "  furnish "  them  with  cash,  provisions 
and  fertilizers  have  also  lost,  so  that  credit  will  be  on  a  minimum  basis  for 
1930.  Even  the  Federal  Land  Bank  is  extremely  cautious  with  its  loans,  as 
many  foreclosures  have  been  necessary.  One  bright  spot  in  the  situation 
is  that  more  interest  is  being  taken  in  livestock  and  particularly  in  poultry 
and  hogs. 

Further  comment  on  the  farm  real  estate  situation  is  made  hj  the 
State  agricultural  statistician  as  follows: 11 

Farming  conditions  in  North  Carolina  have  been  extremely  unsatisfactory 
during  the  year  1929.  There  is  no  apparent  relief  in  sight.  Nobody  wants 
farm  land,  and  everyone  wants  to  sell  it.  Mortgages  have  been  foreclosed  in 
all  parts  of  the  State,  but  only  because  there  was  no  other  recourse. 

The  general  South  Carolina  situation  has  been  commented  upon 
in  preceding  reports  (28,  29,  30).  Further  comment  was  made  by 
the  State  Agricultural  Statistician  as  follows : 12 

The  price  of  cotton  and  the  ease  with  which  it  can  be  made  largely  control 
the  price  of  farm  lands  in  South  Carolina.  We  have  not  had  very  good  cotton 
crops  in  the  greater  part  of  the  State  for  several  years  now,  and  the  price  just 
now  is  the  lowest  since  1926.  In  addition,  the  business  situation  generally  is  a 
little  slack  at  present.  These  factors  tend  to  depress  farm  lands  which  are 
at  a  rather  low  ebb  at  present,  with  little  activity  in  the  farm-land  market. 


10  Gillett,  R.  L.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  clata.] 

11  Parker,  F.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.l 

12  Black,  F.  O.    Special  report  on  the  farm  real  estate  situation.    [Unpublished  data.] 
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Exports  from  Georgia  indicate  no  great  change  in  the  farm  real 
estate  situation  from  that  of  a  year  ago,  On  the  whole,  a  somewhat 
better  income  situation  prevailed  than  during  1928.  The  rapid  rise 
in  Georgia  land  values  during  the  war,  and  the  very  trying  experi- 
ence of  agriculture  in  the  State  since  1920  have  been  related  in 
earlier  reports. 

Foreclosures  were  heavy  and  values  declined  rapidly.  The  recent 
slight  declines  in  average  values,  however,  have  encouraged  the  be- 
lief of  some  observers  there  that  values  may  be  near  bottom,  but 
much  depends  on  crop  results  during  the  next  few  years.  Declining 
prices  of  cotton  throughout  the  fall  and  early  winter  held  down  sales 
in  the  piedmont  and  southern  sections  of  the  State  where  harvesting 
of  the  crop  was  delayed  by  inclement  weather.13  It  was  also  reported 
that  downward  revision  of  pricing  policies  has  stimulated  the  move- 
ment of  acquired  properties.  Practically  all  such  sales  were  to  local 
men  and  many  of  them  to  the  original  owner  who  had  been  living 
on  the  farm  as  a  tenant  after  foreclosure. 

An  estimated  increase  in  Virginia  gross  farm  income  of  10  to  15 
per  cent  led  to  the  hope  that  values  had  touched  bottom  in  early 
1929.  But  the  decline  continued,  the  decrease  being  centered  largely 
in  the  southern  and  eastern  districts  of  the  State  where  reported 
poor  prices  for  light  tobacco,  cotton,  and  peanuts  apparently  had  a 
depressing  effect  on  land  values.  Although  somewhat  greater  inter- 
est in  farm  lands  was  reported  during  1929,  the  market  supply  was 
reported  large  and  the  number  of  actual  transactions  consummated 
on  a  voluntary  basis  were  comparatively  few.  In  a  few  districts 
some  land  is  still  being  abandoned. 

In  West  Virginia,  according  to  the  State  agricultural  statisti- 
cian 

The  general  opinion  *  *  *  is  that  land  values  have  decreased  some- 
what since  last  year  although  few  sales  have  actually  taken  place.  A  large  num- 
ber of  farms  are  for  sale,  but  no  market  can  be  found  for  farms  unless  small 
well-located  farms  adjacent  to  cities  or  villages,  and  farms  on  concrete  roads. 

STEADIER   TONE   IN    SOUTH   CENTRAL   VALUES,   ALTHOUGH    DOWN    IN  SOME 

STATES 

Among  the  8  States  of  the  2  South  Central  divisions,  average 
values  in  5  remained  unchanged,  and  in  Kentucky,  Tennessee,  and 
Arkansas,  they  showed  declines  of  2,  2,  and  4  points,  respectively,  in 
the  bureau's  index.    (Table  1.) 

In  Kentucky  the  very  adverse  agricultural  conditions  of  recent 
years  have  been  described  in  preceding  issues  of  the  Farm  Real 
Estate  Situation.  Apparently  some  improvement  took  place  in  1929, 
for  the  State  agricultural  statistician  (5)  reported  as  follows : 

At  the  close  of  the  1929  season  Kentucky  farmers  find  themselves  rather  con- 
fusedly taking  stock  of  a  very  varied  assortment  of  favorable  and  unfavorable 
factors  bearing  directly  on  their  economic  status.  There  is  wide  variation  as 
among  different  areas  and  different  lines  of  production. 

Delinquencies  in  meeting  installments  on  long-term  farm  indebtedness 
reached  their  peak  during  1929,  but  most  of  the  officers  of  land  banks,  joint- 
stock  banks,  insurance  companies,  and  similar  long-term  lenders  are  hopeful 


13  Floyd,  D.  L.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.] 

14  McDonough,  T.  F.  Special  report  on  the  farm  real  estate  situation.  [Unpublished 
data.] 
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that  the  larger  production  of  crops  in  western  Kentucky  wili  materially  im- 
prove the  farmers'  paying  ability.  This  is  not  an  entirely  unanimous  opinion, 
however,  for  some  men  in  close  touch  with  agricultural  conditions  are  not  so 
optimistic.  The  writer's  personal  opinion  is  that,  considering  the  State  as  a 
whole,  there  is  a  very  slight  improvement.  There  seems  to  be  a  little  better 
inquiry  for  farm  lands,  provided  they  be  sold  at  very  moderate  prices  and  of 
desirable  quality  and  location. 

The  hay  crop  was  excellent  and  abundant  throughout  the  State,  and  corn 
excellent  in  western  Kentucky  but  varies  from  excellent  to  failure  from 
drought  in  central  and  northern  counties. 

With  tobacco,  the  State's  chief  cash  crop,  selling  late  in  December  at  prices 
which  if  continued  would  indicate  something  like  10  or  12  per  cent  less  gross 
income  from  about  20  per  cent  greater  production  on  22  per  cent  greater  acre- 
age than  in  1928,  and  which  costs  more  to  produce  than  a  year  ago,  it  is  diffi- 
cult to  see  any  great  improvement  in  the  farmer's  return  from  crops. 

Dairying  and  spring  lamb  production  have  done  fairly  well  but  cattle  and 
hogs  not  very  well,  so  that  income  from  livestock  and  livestock  products  has 
not  been  great  enough  to  increase  the  general  level  of  prosperity  very  mark- 
edly. However,  there  is  a  general  tendency  toward  more  careful,  thoughtful, 
and  better-balanced  production,  considerable  submarginal  land  has  gone  out  of 
production,  and  the  farmers  of  Kentucky  are  apparently,  as  a  whole,  a  little 
better  off  than  one  year  ago. 

In  further  comment  on  the  farm  real  estate  situation  he  stated15 
that  land  values  were — 

still  sinking,  considering  the  State  as  a  whole.  Some  of  choicest  areas  about 
stationary,  possibly  a  little  better  than  a  year  ago  if  any  change  in  such  areas, 
but  the  bulk  of  the  State  shows  no  upward  movement.  *  *  *  Farmers  are 
not  in  a  very  good  financial  position.  Exceptional  cases  can  be  found  in  various 
areas,  making  money,  but  they  are  the  relatively  rare  exceptions.  Spring 
lambs,  of  which  this  State  marketed  apparently  about  650,000  or  more  in  1929, 
has  been  the  most  steadily  profitable  item  for  several  years,  but  that  affects 
a  minority,  and  most  flocks  are  too  small  to  bring  the  individual  a  very  large 
return.  Farmers'  finances  thus  are  in  a  bad  way,  except  in  special  cases. 
There  has  been  a  little  better  inquiry  for  choice  farms,  well  located,  with 
good  soil  and  buildings.  Poor  lands  or  poor  locations  can  hardly  be  given 
away. 

The  Arkansas  farm  real  estate  situation  was  summarized  as 
follows  by  the  State  agricultural  statistician : 16 

As  compared  with  a  year  ago,  there  has  been  a  good  deal  more  movement  in 
farm  real  estate  in  eastern  Arkansas.  Some  of  the  stronger  rice  operators  have 
absorbed  adjacent  properties,  though  this  movement  has  not  been  a  large  one. 
In  the  plantation  district,  there  have  been  some  sales  of  land  and  the  credit 
situation  is  very  much  improved  over  a  year  ago.  In  Jefferson  County,  for 
instance,  over  half  of  the  old  indebtedness,  that  is,  debts  over  two  years  old 
on  chattel  mortgages  and  open  accounts,  has  been  paid,  and  in  many  cases  back 
interest  and  part  of  the  principal  on  real  estate  loans.  The  same  thing  is  true, 
but  to  a  lesser  extent,  in  a  number  of  counties  in  southeast  Arkansas. 

The  Federal  land  bank  reports  less  foreclosures  and  less  delinquencies  than 
a  year  ago.  The  amount  of  delinquency  is  about  80  per  cent  of  what  it  was 
the  previous  year.  It  is  well  known  that  many  of  the  lumber  companies  have 
suspended  operations.  This  is  releasing  a  good  many  men  from  employment, 
some  of  whom  will  assuredly  work  on  larger  farms  or  will  lease  places  for 
themselves,  so  that  we  may  expect  in  southern  and  parts  of  eastern  Arkansas 
a  probable  increase  in  acreage  under  cultivation,  the  ordinary  hazards  being 
taken  into  consideration. 

In  western  and  northern  Arkansas  the  crops  have  been  so  disappointing  for 
the  past  three  years  that  there  has  been  cessation  of  voluntary  land  sales,  and 
tightening  up  of  credit.  There  is  real  agricultural  distress  in  a  number  of  the 
counties,  and  there  have  been  some  bank  failures  due  to  accumulation  of  these 
troubles  in  recent  months. 


15  Bryant,  H.  F.  Special  report  on  the  farm1  real  estate  situation.  [Unpublished  data.l 
10  Bouton,  C.  S.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.] 
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In  Alabama,  where  the  average  acre  value  of  farm  real  estate 
for  the  State  remained  unchanged,  the  State  agricultural  statistician 
(13)  reported  that— 

Despite  floods  in  March  and  droughts  during  the  growing  season,  the  former 
covering  a  large  section  in  south  Alabama  and  the  latter  an  important  section 
in  the  northern  portion  of  the  State,  Alabama  farmers  have  this  year  culti- 
vated more  acres  and  produced  larger  crops  of  greater  value  than  in  1928. 
*  *  *  The  aggegate  value  of  crops  produced  this  year  exceeds  in  value  of 
last  year  by  about  S15,000,000,  while  the  value  of  fruits  and  nuts  fell  off  but 
little  over  $1,000,000. 

On  the  income  side,  the  year  in  Louisiana  was  on  the  whole  gen- 
erally accounted  fairly  satisfactory  (15).  Although  little  activity 
in  farm  real  estate  took  place.  In  a  special  report  on  the  Louisiana, 
farm  real  estate  situation,  the  State  agricultural  statistician  com- 
mented as  follows :  17 

There  is  at  present  but  little  interest  in  the  purchase  of  *  *  *  farm 
lands,  Only  occasionally  are  sales  of  farm  real  estate  recorded.  In  the 
southern  part  of  the  State,  in  the  sugar  belt  particularly,  in  recent  years  sales 
have  been  mostly  forced  by  mortgage  foreclosures.  However,  in  some  sections, 
as  in  Plaquemines  Parish  south  of  New  Orleans,  some  large  acreages  have 
been  recently  purchased  for  the  growing  of  truck  crops  to  be  shipped  to  northern 
markets. 

In  the  rich  delta  country  in  the  northeastern  part  of  the  State  *  *  * 
and  also  in  the  rich  delta  region  in  the  southeastern  part  *  *  *  land 
values  have  increased  somewhat  as  compared  with  last  year.  This  lias 
undoubtedly  been  due  mostly  to  the  stimulus  of  promised  flood  control  by  the 
Government. 

In  the  event  that  the  next  session  of  the  State  legislature  passes  a  state- 
wide tick  eradication  law,  it  is  quite  likely  that  interest  in  livestock  and 
especially  in  dairying  will  be  considerably  increased  and  may  lead  to  sales  of 
some  farming  lands  for  pasturage  and  range  purposes.  The  rich  delta  lands 
in  our  river  bottoms  are  very  fertile  and  productive,  and  when  properly  managed 
bring  profitable  returns.  For  the  last-mentioned  reason,  we  are  looking  for 
a  gradual  increased  interest  in  farm  real  estate  and  a  gradual  increase  in 
land  values  of  our  better  farming  lands. 

In  both  Oklahoma  and  Texas  values  on  the  average  stood  up  well 
in  the  face  of  crop  returns  that  were  sharply  reduced  below  those  of 
1929.  Apparently  these  adverse  conditions  found  reflection  instead 
in  the  volume  of  voluntary  sales  and  forced  sales.  The  voluntary 
sales  rates  in  both  of  tlie&e  States  declined  in  1929-30,  and,  con- 
versely, the  forced  sales  rates  in  both  rose.  (Table  7.)  In  general 
no  improvement  in  the  farm  real  estate  situation  was  reported  to 
have  occurred. 

In  Oklahoma  the  State  agricultural  statistician  (4)  estimated 

that 

the  aggregate  value  of  the  1929  crops  fell  short  of  those  of  1928  by  $45,000,000 
or  15  per  cent.  *  *  *  Wheat  suffered  the  worst.  *  *  *  The  season  was 
unfavorable  for  corn  on  account  of  drought.  *  *  *  [The]  cotton  crop  was 
practically  the  same  as  in  1928,  but  the  December  1  price  was  21  per  cent 
lower  than  a  year  ago. 

In  a  special  report  the  State  agricultural  statistician  described  the 
farm  real  estate  situation  as  follows :  18 

Prom  information  obtained  from  bankers  and  other  correspondents,  it  is 
apparent  that  there  has  been  very  little  activity  in  the  farm  lands  market 
during  the  past  year.    *    *    *    One  Oklahoma  City  loan  company  has  taken 


17  Janes,  L.  L.  Special  report  on  the  farm  real  estate  situation.  [Unpublished  data.] 
lEj  Blood,  K.  D.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.] 
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over  fewer  farms  during  the  past  year  than  for  a  number  of  years.  Another 
company  which  went  into  bankruptcy  in  1926  has  250  farms  on  its  hands  and 
has  only  been  able  to  sell  four  of  these  farms  during  the  past  year.  They 
attribute  the  small  number  of  sales  to  the  poor  character  of  the  farms  and  to 
original  overvaluation. 

The  year  1929  was  relatively  unfavorable.  A  severe  drought  was  detrimental 
to  cotton  and  feed  crops.    Prices  were  unsatisfactory. 

Farmers  in  the  east  section  of  the  State  are  in  worse  financial  condition 
than  those  in  the  central  and  western  areas.  Land  in  the  eastern  area  is, 
on  the  whole,  of  a  poorer  type,  and  there  has  been  little  demand  for  farms 
in  this  area  during  the  past  year.  The  failure  of  several  State  banks  in  the 
eastern  part  of  the  State  during  the  past  year  (due  to  frozen  farm  paper) 
has  further  depressed  values  in  that  section.  These  bank  failures  not  only 
caused  the  farmers  to  lose  their  deposits  and  a  general  depression  throughout 
that  section,  but  also  caused  many  farms  to  be  sold  under  foreclosure.  *  *  * 
The  western  wheat  farms  are  always  in  demand  and  move  readily.  In  many 
cases,  wheat  farms  are  valued  for  about  as  much  without  improvements  as 
with  them.  Owners  of  large  tracts  of  land  often  remove  the  buildings  and 
farm  with  tractors  and  combines.    *    *  * 

Oil  has  played  a  large  part  in  the  valuation  of  Oklahoma  lands.  *  *  * 
Oil  prospects  influence  farmers  to  raise  the  valuation  of  farms.  Lease 
money  obtained  from  oil  leases  has  enabled  many  farmers  to  pay  off  interest 
money  and  mortgages  and  has  put  them  on  a  good  financial  basis.  Striking  oil 
in  one  locality  often  causes  a  boom  in  farm  land  prices  for  a  radius  of  many 
miles. 

Soil  erosion  has  decreased  farm  land  values  to  a  large  extent  in  Oklahoma. 
In  many  cases  land  has  eroded  to  such  an  extent  that  cultivation  is  almost  im- 
possible.   Terracing  is  increasing  slowly,  but  much  is  still  to  be  accomplished. 

Texas  values  withstood  a  generally  unfavorable  year  without  ap- 
parent change,  on  the  average,  after  a  1928  crop  season  that  was  re- 
garded as  fairly  satisfactory  (30).  According  to  the  annual  report 
of  the  State  agricultural  statistician  (22). 

The  past  crop  season  in  many  respects  has  been  very  unfavorable.  While 
wheat,  oats,  barley,  rye,  hay,  and  fruit  produced  more  than  in  1928,  other 
crops  such  as  cotton,  com,  rice,  grain  sorghum,  white  and  sweet  potatoes,  and 
peanuts  made  less.  The  value  of  these  last  seven  crops  last  year  constituted 
75  per  cent  of  the  total  crop  income.  Cotton,  alone,  reduced  the  income  by 
approximately  $100,000,000. 

With  the  exception  of  the  large  crop  in  1919,  wheat  production  was  the 
largest  on  record.  Encouraged  by  the  good  yields  in  the  Panhandle,  the  acre- 
age sown  last  fall  for  harvest  in  1930  was  the  most  extensive  ever  sown  in  the 
State.  On  the  other  hand,  cotton  yield  per  acre  during  the  past  season  was 
the  lowest  recorded,  except  that  of  1921  when  the  weevil  destroyed  a  third  of 
the  crop.  A  number  of  counties  made  more  cotton  than  in  1928,  but  in  many 
others  the  returns  were  below  the  cost  of  production. 

Conditions  in  various  sections  are  bad.  Owing  to  the  extended  drought, 
many  farmers  were  not  able  to  raise  enough  feed  to  carry  the  work  stock  into 
the  spring  which  will  necessitate  more  than  usual  borrowing  in  order  to  be 
able  to  make  next  year's  crops.  There  is  much  discouragement  among  the 
farmers  and  a  decided  tendency  to  find  employment  in  the  towns.  Farm  hands 
are  plentiful  but  there  is  very  little  demand  for  hired  labor. 

Cattle  prices  on  the  ranges  have  gone  down  to  about  the  level  of  the  summer 
of  192S ;  sheep  and  goats  are  also  down.  Wool  and  mohair  brought  the  lowest 
returns  in  several  years.  Many  stockmen  are  willing  to  sell  but  are  not  ready 
I le  sacrifice.  As  a  whole,  the  industry  is  in  strong  hands.  Siock  has  gone 
into  the  winter  in  fair  to  good  condition  and,  unless  the  weather  becomes  very 
severe,  losses  should  not  be  unusually  heavy. 

Dairying  and  poultry  raising  have  continued  the  expansion  begun  a  few 
years  ago.  Cheese  factories  and  milk-processing  plants  have  increased  as  never 
before.  The  prices  received  by  the  producers  of  milk,  cream,  and  poultry  have 
not  been  altogether  encouraging  in  all  sections.  An  increase  in  turkey  pro- 
duction made  the  returns  from  this  source  very  unsatisfactory.  New  acreage 
o  ntinues  to  be  brought  into  cultivation  to  the  extent  of  somewhat  more  than 
2  per  cent  a  year.  This  is  especially  true  in  the  south,  and  northwest,  where 
the  mechanization  of  the  farm  has  made  most  rapid  progress, 
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CONTINUED    STABILITY    SHOWN   BY    FAR-WESTERN   VALUES— VALUES   UP  IN 

SOME  STATES 

The  value  averages  among  the  Mountain  and  Pacific  States 
showed  but  one  nominal  decline ;  that  was  in  Utah.  In  New  Mexico, 
Colorado,  Wyoming,  and  Oregon  values  showed  slight  increases.  In 
the  other  six  States  of  these  two  divisions  the  value  averages 
remained  unchanged. 

The  underlying  conditions  which  have  formed  the  background  for 
the  stability  of  values  in  the  Mountain  and  Pacific  States  in  general 
continued  during  1929-30.  These  have  been  discussed  in  greater 
detail  in  preceding  reports  {28,  29,  SO).  However,  the  livestock 
interests  were  not  so  optimistic  because  of  price  weaknesses  and 
drouth  conditions;  crop  yields  were  lowered  in  some  States  by  dry 
weather ;  and  the  price  situation  in  wheat  was  not  entirely  encourag- 
ing, although  not  sufficiently  different  to  check  seriously  the  ex- 
pansion of  the  wheat  area  into  new  territory  considered  to  be  profit- 
able under  combine  operation  even  with  the  lower  wheat  prices 
prevailing. 

In  Montana  the  generally  poor  crop  yields  of  both  irrigated  and 
nonirrigated  crops  in  1929  compared  with  those  of  the  two  preceding 
seasons  apparently  checked  the  upward  trend  that  developed  in 
1928  in  values  there.  Values  remained  unchanged  but  voluntary 
sales  were  somewhat  lower  in  volume  (Table  7)  than  a  year  ago, 
and  the  forced-sales  rate  rose.  However,  the  1928-29  voluntary-sales 
rate  was  still  above  the  indicated  rate  for  1925-26,  1926-27,  and 
1927-28 ;  and  the  forced-sales  rate  was  lower  than  in  those  years. 

The  general  farm  real  estate  situation  is  described  by  the  State 
agricultural  statistician 19  as — 

still  one  of  more  farm  lands  on  the  market  than  there  are  buyers,  despite  the 
fact  that  Montana  farmers  have  been  adding  to  their  holdings  for  several 
years  past  and  buying  power  machinery  to  operate  the  larger  units.  Probably 
the  large  bulk  of  such  consolidation  has  been  through  leasing  rather  than  by 
purchase. 

During  the  past  year  most  of  the  sales  of  farm  lands  have  been  to  stockmen 
although  sales  of  railroad  and  State  lands  were  of  considerable  volume. 
Colonization  work  on  part  of  railroads  was  retarded  by  the  early  summer  drop 
in  the  crop  prospect. 

The  buoyant  tendencies  in  Wyoming  values  of  late  have  consti- 
tuted a  feature  of  the  farm  real  estate  situation  during  recent  years. 
Average  values  increased  for  the  third  consecutive  year.  This  is 
attributed  largely  to  continued  good  yields  and  expansion  of  wheat 
growing  in  the  dry-land  sections.  According  to  the  State  agricul- 
tural statistician:20 

Conditions  and  land  values  have  been  steady  on  irrigated  farms  in  Wyo- 
ming. *  *  *  There  has  been  a  steady  increase  of  land  values  on  dry  land 
farms  during  the  past  few  years  due  to  the  excellent  crops  harvested  especially 
the  farms  in  the  eastern  half  of  the  State  where  dry  farming  is  prominent,  and 
in  this  section  there  is  a  strong  demand  for  land  for  wheat  as  this  crop  has 
proven  very  profitable.  Very  little  forced  liquidations  have  occurred.  Graz- 
ing land  has  also  been  in  demand  as  the  livestock  industry  has  been  profitable. 

Although  total  crop  values  for  Wyoming  were  the  largest  on  recent 
record,  the  State  agricultural  statistician  reported  a  lower  livestock 


19  Diamond,  J.  G.  Special  report  on  the  farm  real  estate  situation.  [Unpublished 
data.] 

20  King,  A.  J,    Special  report  on  the  farm  real  estate  situation.     [Unpublished,  data.] 
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income  because  of  lighter  calf.  pig.  and  lamb  and  wool  crops,  and 
greater  losses  and  lower  price  levels  for  all  stock  and  wool  marketed. 
He  (21)  commented  further  as  follows: 

Tlie  margin  of  profit  in  the  livestock  business  is  further  reduced  by  greater 
costs  of  feed.  To  take  care  of  the  extra  costs,  stockmen  report  close  selling 
and  a  general,  though  mostly  small,  reduction  of  inventories.  There  is  not 
much  forced  liquidation  nor  expansion.  Stockmen  are  still  optimistic  but 
cautious.  The  financial  situation  is  regarded  as  favorable,  though  not  en- 
couraging to  expansion.    *    *  * 

The  price  outlook  for  the  fat  stock  thus  far  is  disappointing. 

Wyoming  ranges  are  quite  fully  stocked  and  the  lower  prices  of  sheep  and 
wool  checked  rapid  increases  of  farm  flocks  but  there  is  room  for  crop  expan- 
sion and  there  is  a  decided  tendency  to  break  new  lands,  particularly  in  the 
dry-farming  sections  in  the  eastern  parts  of  the  Stare. 

Many  new  tractors  and  tractcr-farming  machines  have  been  bought.  Some 
large  operators  are  coming  into  the  field.  Winter  wheat,  beans,  flax,  and  cer- 
tified seed  potatoes  ,  are  affording  the  immediate  encouraging  inducements. 

The  total  crop  acreage  harvested  in  1929  was  about  3.5  per  cent  greater  than 
that  harvested  in  1923. 

In  general,  according  to  the  State  agricultural  statistician,  irri- 
gated-land  values  in  Colorado  were  somewhat  lower  than  in  192S-29, 
but  these  decreases  were  more  than  offset  by  increases  in  the  dry-land 
sections.  In  a  special  report  on  the  farm  real  estate  situation  he 
attributed  lower  irrigated-land  values  to  the  fact  that 21 — 

Northern  Colorado  has  had  none  too  good  a  year.  Potatoes  suffered  from  Sep- 
tember freezes.  About  30,000  acres  of  sugar  beets  were  frozen  and  never 
harvested.  Corn,  late  beans,  and  truck  crops  were  damaged  by  early  freezes, 
and  the  prices  of  farm  products  generally,  and  lambs  in  particular,  have  been 
unfavorable. 

The  farmers  in  the  Uncompahgre  district  on  the  western  slope  have  been 
hard  hit,  and  many  are  unable  to  pay  their  water  charges.  The  Grand  Valley 
farmers  in  the  Palisade  peach  section  have  been  prospering  and  their  land 
values  are  increasing.  Land  values  are  also  higher  in  the  San  Luis  Valley 
than  last  year.  Favorable  returns  from  their  potato  crop  are  chiefly  re- 
sponsible. The  Arkansas  Valley  has  had  rather  a  bad  year,  and  there  is  little 
demand  for  irrigated  land. 

In  the  dry-land  sections,  on  the  other  hand,  values  advanced." 

Dry-land  values  have  shown  a  marked  advance  since  a  year  ago.  The 
State  land  office  conducts  sales  monthly  of  public  lands.  *  *  *  In  their 
sales  the  last  of  February  including  extensive  tracts  of  unimproved  land  in 
Kiowa,  Cheyenne,  Prowers,  Baca,  and  Las  Animas  Counties,  the  price  averaged 
$14  per  acre.  Similar  land  last  year,  they  advise,  sold  for  $10  an  acre.  Favor- 
able yields  this  year  over  southeastern  Colorado,  good  broomcorn  prices,  fairly 
good  early  season  wheat  prices,  together  with  the  outlet  to  market  afforded 
by  the  Prichett  to  Garden  City  line  of  the  Santa  Fe,  combine  to  increase  the 
demand  for  farm  lands  in  that  area.  The  proposed  Santa  Fe  line  from 
Amarillo,  Tex.,  to  Las  Animas,  Colo.,  is  also  making  an  increasing  demand 
for  southeastern  Colorado  land.  This  is  being  purchased  mostly  by  Kansas, 
Oklahoma,  and  Nebraska  farmers  who  are  moving  westward.  Little  is  going 
into  the  hands  of  speculators.  Dry-land  values  have  increased  somewhat  in 
other  sectons  of  the  State. 

The  increased  activity  noted  in  southeastern  Colorado  extended 
into  eastern  New  Mexico,  where  the  State  agricultural  statistician 
commented  on  the  farm  real  estate  situation  as  follows: 23 


21  Collins,  H.  L.  Special  report  on  the  farm  real  estate  situation.  [Unpublished 
data.] 

-Collins.  H.  L.    Op.  cit. 

23  Hare,  R.  F.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.] 
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.  :Crop  production  was  unusually  large  in  1929,  especially  on  dry-farm  lands. 
This  has  apparently  caused  a  slight  increase  in  the  value  of  these  lands. 
However,  the  change,  if  any.  was  *  *  *  slight.  This  is  due  to  the  fact  that 
some  of  the  dry-farm  lands  have  been  lying  idle.  Farmers  in  that  part  of  the 
State  report  an  ususually  strong  demand  for  farm  lands,  and  that  more  will 
be  put  in  cultivation  in  1930  than  usual.  While  our  crops  under  irrigation 
produced  well,  the  leading  crops,  especially  cotton,  failed  to  net  the  farmers 
the  price  they  expected.  As  a  consequence  very  little  change  has  taken  place 
in  the  values  for  this  type  of  land. 

Favorable  comparison  of  Idaho's  1929  total  income  from  crop  and 
livestock  production  with  that  realized  in  1928  was  reported  by  the 
State  agricultural  statistician  (14)  although,  whereas  earlier  in  the 
season  there  was  a  tendency  for  sheepmen  to  maintain  current  num- 
bers, some  rather  close  selling  of  breeding  stock  developed  in  the  fall. 
Cattlemen  also  sold  rather  close  to  liquidate  indebtedness.  Few 
land  sales  were  reported  excepting  distress  sales. 

The  Utah  crop  season  on  the  whole  was  reported  to  have  been 
more  favorable  than  in  1928  (2).  But  as  in  other  parts  of  the  "West, 
sheep  owners  had  a  hard  season  with  a  scarcity  of  feed  and  resultant 
higher  costs  of  production,  and  a  lower  lamb  crop  and  smaller 
wool  clip. 

In  the  three  Pacific  Coast  States  aggregate  crop  values  at  Decem- 
ber 1  prices  were  materially  above  those  of  a  year  ago  although 
severe  drought  cut  the  yields  in  important  areas.  "Pastures  and 
ranges  were  short;  the  scant  supplies  of  hay  and  feed  sold  at  high 
prices,  and  hundreds  of  cattle  had  to  be  shipped  to  market  in  poor 
condition,"  the  State  agricultural  statistician  for  "Washington  (9) 
reported. 

The  California  crop  season,  according  to  the  State  agricultural 
statistician  (16) — 

when  viewed  from  all  angles,  was  fairly  satisfactory.  The  total  production  of 
all  crops  in  tons  will  likely  exceed  the  average  for  the  past  five  years  but  can 
not  approach  the  production  in  1928.  Prices,  particularly  of  fruits,  were 
better  the  past  season  than  during  the  previous  year,  and  it  is  expected  the 
total  value  will  be  equal  to  or  slightly  above  the  value  last  year. 

The  livestock  situation,  during  recent  years  a  strong  spot,  was  less 
satisfactory,  the  statistician  (16)  reporting  that — 

On  the  whole,  1929  has  been  a  very  trying  year  for  California  livestock  in- 
terests. Natural  feed  supplies  as  well  as  stock  water  on  pastures  and  ranges 
were  generally  short  over  the  entire  State.  The  situation  became  more  acute 
in  many  areas  as  the  season  advanced,  culminating  with  the  reported  condi- 
tion rating  of  46  per  cent  for  pastures  and  ranges  on  December  1.  This  is  the 
lowest  condition  recorded  since  1919,  when  such  records  began.    *    *  * 

As  a  result  of  these  unfavorable  conditions,  lambs  and  cattle  did  not  attain 
their  normal  market  condition  this  year  and  stock  stuff  in  many  cases  sus- 
tained heavy  shrinkage.  Some  forced  sales  were  made,  especially  of  cattle. 
Stockmen  have  been  hard-put  to  keep  their  stock  together  and  have  been  at 
very  heavy  expense  in  moving  their  stock  around  and  in  purchasing  enormous 
supplies  of  supplementary  feeds.  Actual  losses  of  stock  because  of  drought 
conditions  have  been  very  small.  Winter  hay  supplies  in  the  high  mountain 
counties  are  adequate  for  normal  needs. 

Receipts  from  the  sale  of  sheep,  lambs,  and  wool  were  lower  this  year  than 
last  because  of  the  severe  slumps  in  market  values.  Cattle  prices  have  not 
held  up  to  expectations  and  the  usual  heavy  fall  in  shipments  of  stocker  ana 
feeder  cattle  from  near-by  States  have  been  sharply  curtailed.  Hog  prices 
have  been  disappointing,  resulting  in  another  decline  in  swine  production. 
Prices  for  dairy  products  have  been  well  maintained,  but  producers  have  been 
handicapped  by  much  higher  feed  costs.  The  poultry  producers  have  done 
fairly  well,  but  turkey  raisers  did  not  secure  prices  which  were  entirely  satis- 
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factory.  Hatcheries  reporting  to  this  office  have  shown  larger  sales  of  chicks 
than  in  1928. 

The  end  of  the  year  finds  livestock  producers  in  general  operating  under 
heavy  expenses,  with  a  none  too  optimistic  outlook  for  net  returns  during  the 
next  several  months. 

NORTH  CENTRAL  VALUES  CONTINUED  TO  DECLINE,  KANSAS  EXCEPTED 

In  the  survey  of  a  year  ago  (30)  perhaps  the  outstanding  develop- 
ment was  the  small  decline  in  average  values  rather  uniformly  re- 
ported for  the  States  comprising  the  two  North  Central  divisions. 
Among  these  12  States,  in  1928-29,  but  two  instances  of  a  decline  of 
more  than  one  point  in  the  indexes  were  recorded  and  in  those  two 
States  the  years  recessions  were  but  two  points  each.  These  losses 
were  nominal  compared  with  those  shown  in  preceding  years,  and 
most  of  them  represented  the  smallest  declines  recorded  in  all  the 
years  of  the  depression. 

Apparently  this  encouragingly  small  decline  was  too  good  to 
last,  for  in  1929-30  weakness  developed  again,  and  drops  of  from 
two  to  five  points  were  shown  in  the  indexes  for  all  States  excepting 
Kansas,  which  has  stood  out  conspicuously  against  the  trend  with  a 
value  average  that  has  remained  stable  since  1926. 

All  that  has  been  said  as  to  the  factors  apparently  operative  in 
the  farm  real  estate  situation  has  applied  with  particular  force  in 
the  two  mid- western  divisions.  It  was  apparent  that  the  turn  in  the 
products-price  situation  was  viewed  with  considerable  anxiety, 
especially  by  the  producers  of  livestock  and  livestock  products,  which 
heretofore  have  constituted  a  conspicuous  element  of  strength.  The 
high  price  levels  of  cost  items  in  relation  to  prices  received  are  still 
a  matter  of  much  comment,  and  the  tax  burden,  still  mounting,  is 
cited  with  continued  emphasis  as  a  growing  discouragement  to  land 
ownership.  The  readjustment  of  the  land-value  structure  in  rela- 
tion to  land  income  probably  is  particularly  operative  in  this  group 
of  States,  but  adequate  data  on  this  phase  of  the  situation  have  not 
yet  been  developed. 

The  incidence  of  the  revision  of  mortgage-credit  policy  and  prac- 
tice along  more  conservative  lines,  the  higher  rates,  and  the  reported 
general  tightening  in  the  credit  situation  apparently  have  been  felt 
with  particular  weight  in  these  States,  judging  from  the  comments 
of  correspondents.  The  supply  of  farms  hanging  over  this  formerly 
very  active  section  of  the  Nation's  land  market  remains  large,  and 
disposal  is  slow.  Foreclosures  and  other  distress  selling  is  not  yet 
at  an  end.  Correspondents  have  called  attention  to  the  fact  that 
the  statistics  of  forced  sales  (Table  7)  do  not  tell  the  whole  story 
since  mortgagees  often  are  loath  to  foreclose  under  present  condi- 
tions. In  certain  areas — some  of  which,  it  must  be  said,  formerly 
considered  to  be  not  the  lowest  class  either — the  problem  of  deteriora- 
tion has  become  important.  Although  progress  has  been,  and  is 
being  made,  it  is  still  apparent  that  in  the  Middle  West  the  farm 
real  estate  situation  is  far  from  satisfactory. 

In  North  Dakota  the  crop  outcome  was  considerably  below  that 
of  1928  because  of  drought,  and  prices  were  not  up  to  expectations. 
Forced  sales  and  bankruptcies,  however,  decreased  again  (Tables  7 
and  8),  and  the  bureau's  data  on  voluntary  sales  (Table  7)  showed 
a  rate  practically  equal  to  that  of  1928-29.  In  the  western  half  of 
the  State,  more  particularly  in  the  south  western  quarter  where  crops 
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have  been  good  for  the  last  few  years,  land  has  moved  in  consider- 
able volume,  according  to  reports.  This  movement  apparently  has 
not  been  fully  reflected  in  the  estimates  for  reasons  which  have  been 
discussed  elsewhere  (28,  31).  It  seems  probable,  however,  that  this 
downward  bias  in  the  figures  is  reasonably  constant,  and  that  the 
trend  over  a  series  of  years  is  indicated  reasonably  well.  Concerted 
efforts  are  being  made  to  stimulate  land  sales  in  the  State,  particu- 
larly of  involuntarily  acquired  properties,  through  a  state-wide  as- 
sociation of  interested  groups.  Particularly  attention  is  directed  to 
encouraging  tenants  to  become  owners.  For  this  purpose  a  special 
cropping  and  sales  contract  has  been  developed  which  has  aroused 
much  interest.  Further  comment  on  the  situation  was  made  as  fol- 
lows by  the  State  agricultural  statistician : 24 

Not  for  several  years  has  the  North  Dakota  farmer  displayed  such  a  pessi- 
mistic attitude  regarding  the  future  farm  outlook  as  at  present.  He  completed 
a  crop  season  last  fall  with  all  crop  production  well  below  average.  Then  in  the 
face  of  this  discouragement  came  prices  very  little  better  for  wheat  than  in 
the  previous  year  of  record  production.  To  add  to  his  troubles  a  long,  hard 
winter  has  compelled  careful  rationing  of  feed  supplies  for  livestock,  and  in 
many  instances  expenditures  for  purchase  of  feed.  This  combination  of  factors 
has  not  tended  to  encourage  the  farm  industry,  and  no  doubt,  many  farmers 
who  were  holding  on  to  land  by  their  shoe  strings,  lost  their  grip.  Other  farm- 
ers who  may  have  contemplated  expanding  their  land  holdings  would  postpone 
their  purchases  to  a  more  favorable  time.    *    *  * 

The  crop  payment  plan  of  purchasing  land  in  the  State,  sponsored  by  the 
Greater  North  Dakota  Association,  has  been  used  by  a  number  of  banks  and 
insurance  companies  in  an  effort  to  reduce  land  holdings.  This  plan  has  con- 
siderable merit  and  doubtless  will  be  used  to  a  greater  extent  in  the  next  few 
years.  It  seems  to  be  the  general  opinion  of  well-informed  men,  such  as 
bankers  and  leading  farmers,  that  land  values  are  lower  now  than  they  have 
been  for  the  past  15  years,  but  that  the  opportunity  for  profit  from  well- 
managed  farms  at  present  prices  never  has  been  better. 

In  South  Dakota  gross  crop  values  were  higher  than  in  1928  (19)  ; 
in  Minnesota  (17)  and  Iowa  (61)  larger  gross  returns  from  both 
crops  and  livestock  were  reported;  and  the  year's  operations  in 
Nebraska  (1)  appeared  to  have  compared  favorably  with  those  of 
the  years  immediately  preceding.  In  all  these  States  farm  real 
estate  values  continued  to  decline.  The  apprehension  aroused  in 
Nebraska,  by  the  turn  of  products  prices,  particularly  in  the  live- 
stock list,  has  been  mentioned  (p.  18).  Missouri,  on  the  other  hand, 
had  a  very  discouraging  year,  the  State  statistician  (18)  having 
reported  that — 

Missouri  farmers  have  surely  hit  rock  bottom  *  *  *.  From  mid-April 
to  July  weather  conditions  were  very  unfavorable,  as  a  long  rainy  season 
prevented  the  expected  planting  of  oats,  corn,  cotton,  and  several  of  the  minor 
crops.  During  July  and  August  a  severe  drought  came  which  reduced  the 
yield  of  corn  and  interfered  with  preparation  of  fields  for  wheat  seeding. 

On  account  of  the  smallest  acreage  of  corn  in  a  quarter  of  a  century  and 
low  yield,  the  feeding  of  livestock  is  much  below  last  year.  The  livestock 
situation  should  improve,  but  the  feeding  of  cattle  and  lambs  has  been  reduced 
this  year  as  farmers  were  slow  in  bringing  in  feeding  cattle  and  lambs,  until 
lately  some  increase  is  noted.  A  lot  of  long-fed  overfinished  cattle  lost  feeders' 
money,  which  helped  to  hold  back  the  fall  movement  into  feed  lots.  Heavy 
marketing  of  lightweight  hogs  in  July,  August,  and  September  at  declining 
prices  which  dampened  the  ardor  for  hog  feeding  resulted  in  continued  heavy 
selling  in  those  counties  where  corn  prospects  were  poor  in  the  early  fall. 
*  *  *  Dairy  manufacturing  is  on  the  increase,  although  butterfat  prices 
have  been  discouraging  this  fall. 


24  Kienholz,  B.    Special  report  on  the  farm  real  estate  situation.    [Unpublished  data.] 
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In  a  special  report  on  the  farm  real  estate  situation  he  commented 
as  follows : 25 

Land  values  show  a  sharp  decline  from  last  year.  These  rates  can  be 
termed  holding  values,  as  not  a  great  deal  of  land  is  changing  hands.  These 
reductions  are  the  result  of  poor  crops  of  low  quality  in  practically  all  the 
State  except  in  a  few  counties  on  the  southern  border  and  the  cotton  counties 
and  these  counties  show  a  reduction.  *  *  *  This  confirms  my  statement  at 
the  beginning  of  the  year  that  farmers  were  surely  at  rock  bottom  in  this 
State  because  of  the  poor  crops  of  the  preceding  year  and  general  business 
depression  that  was  on.  As  a  confirmation  of  that  statement  during  January 
there  was  one  country  bank  failure  every  four  days  during  the  month,  also 
some  more  during  February.  Every  one  of  these  bank  failures  was  due  to 
slow  farm  loans. 

Adverse  weather  conditions  also  made  the  Kansas  crop  outcome 
disappointing  although  average  real  estate  values  there  maintained 
the  steadiness  characteristic  of  recent  years.  The  farm  real  estate 
situation  was  commented  upon  as  follows  by  the  State  agricultural 
statistician : 26 

Two  good  wheat  crops  in  succession  and  a  flattering  present  prospect  for 
another  in  southwestern  Kansas  have  inflated  values  locally  to  dangerously 
high  levels  when  one  considers  a  20-year  hazard.  Many  north  central  counties 
have  had  three  good  corn  crops  in  a  row,  and  land  values  there  show  a  ten- 
dency to  get  back  to  levels  commensurate  with  their  proven  worth.  A  series 
of  bad  moisture  years  prior  to  1927  had  greatly  decreased  values  in  north 
central  counties. 

*  *  *  Adaptability  to  machine  operation  has  tended  to  stabilize  all  wheat 
land  prices  at  higher  levels.  *  *  *  Eastern  Kansas  farms — not  adapted  to 
wheat  as  a  major  venture — have  suffered  from  general  agricultural  depression 
more  than  western  farms.  *  *  *  Western  Kansas  lands  have  the  advantage 
of  not  having  been  overinflated  during  the  World  War.  That  section  suffered 
very  little  from  post  war  deflations,  and  in  my  opinion  is  in  better  financial  con- 
dition to-day  as  a  consequence.  Mortgage  loans  in  western  Kansas  were 
characterized  by  a  wider  margin  of  safety  because  uninflated  by  war  influences. 
Deflation  brought  fewer  foreclosures  in  that  section.  There  is  danger  in  the 
present  trend  of  farm  prices  in  the  southwest. 

In  Wisconsin,  disappointment  over  the  products-price  situation 
was  expressed,  the  State  statistician  (10)  having  summarized  1929 
results  as  follows : 

Since  over  half  of  the  farm  income  in  this  State  is  derived  from  milk,  the 
price  of  milk  is  a  primary  factor  in  determining  our  agricultural  conditions. 
The  high  point  in  the  present  Wisconsin  milk  price  cycle  was  reached  in  Sep- 
tember, 1928,  October  of  this  year  falling  below  October,  1928,  and  prices  have 
been  appreciably  lower  during  the  current  year.    *    *  * 

Hog  prices,  while  somewhat  above  a  year  ago,  did  not  come  up  to  expecta- 
tions in  the  latter  months  of  1929.  Cattle  prices  and  the  price  of  veal  calves, 
while  above  last  year  during  the  earlier  months  of  the  year,  have  been  falling 
below  during  the  closing  months.  In  general,  these  will  average  about  the 
same  as  last  year. 

Cash  crops  are  making  varied  returns.  Of  these  the  potato  is  most  im- 
portant in  Wisconsin,  and  the  acreage  was  reduced  about  20  per  cent  this 
year.  In  addition,  yields  are  low  but  prices  very  satisfactory.  This  year's 
production  will  aggregate  a  little  over  20,000,000  bushels,  as  compared  with 
nearly  32,000,000  bushels  last  year,  but  the  farm  income  from  potatoes  this  year 
will  be  nearly  three  times  that  of  last  year. 

Tobacco,  which  is  an  important  cash  crop  in  certain  districts,  was  rather 
short  of  leaf  but  heavy.  It  will  yield  somewhat  less  than  last  year,  and  the 
State's  production  is  estimated  at  about  45,000,000  pounds.  Prices  are  appar- 
ently holding  well. 


25  Logan,  E.  A.  Special  report  on  the  farm  real  estate  situation.  [Unpublished  data.] 
^Paxton,  E.  C.    Special  report  on  the  farm  real  estate  situation.    [Unpublished  data.] 
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In  Michigan,  although  the  State  experienced  its  most  severe 
drought  in  35  years,  the  State  agricultural  statistician  (8)  reported 
that 

a  more  optimistic  feeling  than  in  other  recent  years"  seems  to  prevail  in  most 
sections  of  the  State.  This  is  especially  true  in  the  commercial  fruit,  bean, 
and  potato  sections.  *  *  *  The  only  major  crops  returning  better  than 
average  yields  were  winter  wheat  and  hay.  The  production  of  the  latter  was 
the  largest  on  record.  Livestock  and  livestock  products  have  brought  generally 
good  prices. 

But  values  of  farm  land  continued  to  decline,  although  it  was  be- 
lieved in  many  quarters  that  values  were  approaching  stability. 
The  statistician  commented  further  upon  the  real  estate  situation 
as  follows : 27 

There  is  now  more  activity  in  the  better  farming  sections  of  the  State  than 
at  any  time  since  the  war.  In  poorer  sections  there  is  still  no  interest  or 
activity.  The  greatest  demand  is  for  farms  of  40  acres  or  less,  especially  near 
cities.  At  distant  points  the  demand  for  farms  up  to  80  or  100  acres  has 
picked  up  a  little.  The  interest  centers  around  farms  having  good  soil,  modern 
buildings,  and  which  are  accessible  to  electric  current  and  improved  trunk- 
line  roads.  A  large  portion  of  the  transfers  are  in  the  nature  of  exchanges 
of  city  property  for  farms,  both  properties  being  deeded  subject  to  existing 
mortgages.  However,  a  few  are  being  sold  outright  now  and  occasionally  on  a 
cash  basis.  Such  deals  are  for  the  very  best  lands  and  best  equipped  farms. 
Buyers  largely  consist  of  persons  who  left  the  farms  some  years  ago  to  enter 
large  industrial  plants  and  who  have  faced  extended  periods  of  unemployment 
during  the  last  two  or  three  years.  They  have  met  with  difficulty  in  meeting 
payments  on  city  homes  and  are  turning  to  the  open  country.  They  have  very 
little  capital  and  in  many  cases  will  probably  meet  further  disaster  when 
trying  to  operate  farms  under  greatly  increased  overhead  expenses.  Sellers 
are  offering  extremely  easy  terms,  being  willing  to  accept  almost  any  payment 
plan  in  order  to  consummate  sales.  Mortgage  holders  have  been  loath  to  fore- 
close under  the  circumstances  because  they  could  not  operate  or  dispose  of 
property  thus  obtained.  *  *  *  With  increasing  demand,  it  is  quite  probable 
that  more  foreclosures  will  be  initiated. 

The  gross  crop  valuation  of  16  principal  crops  in  Illinois  at  De- 
cember prices  was  computed  bv  the  State  agricultural  statistician 
at  about  $425,000,000  as  compared  with  $437,000,000  in  1928,  $360,- 
000,000  in  1927,  $366,000,000  in  1926,  and  $430,000,000  in  1925. 
Farm  real  estate  values,  however,  continued  to  decline  sharply.  The 
State  agricultural  statistician's  observations  on  the  Illinois  farm  real 
estate  situation  were  as  follows : 28 

The  indicated  slump  in  land  values  based  on  the  returns  of  our  reporters  is 
considerably  heavier  than  I  had  anticipated.  It  is  generally  known  that  the 
farm  situation  has  changed  but  little  from  that  of  a  year  ago.  There  has  been 
about  the  same  number  of  forced  sales.  Furthermore,  the  market  for  farm 
lands  has  been  so  quiet,  and  so  few  transfers  made  that  it  is  exceedingly  diffi- 
cult to  establish  an  unbiased  value  for  farm  lands  in  practically  every  section 
of  the  State.    *    *  * 

In  looking  over  the  various  districts.  I  notice  that  land  values  in  the  north- 
west, northeast,  and  lower  west  central  districts  show  the  greatest  slump.  To 
a  partial  extent  I  can  account  for  the  slump  in  the  lower  west  central  district 
clue  to  extremely  disappointing  crops  in  that  section  this  year.  This  includes 
the  poor  apple  crop  there,  which  is  very  important  in  some  counties.  This 
section  got  off  to  a  late  start  last  spring  with  their  field  crops,  and  many 
farmers  were  unable  to  secure  their  corn  before  the  heavy  snowfall  which 
started  in  late  November  and  continued  up  to  February  1.  Much  of  this  corn 
was  ruined  by  adverse  winter  conditions.  There  have  been  several  bank  fail- 
ures in  that  area.    The  credit  condition  is  extremely  tight.    I  can  not  account 


27  Church,  V.  H.  Special  report  on  the  farm  real  estate  situation.  [Unpublished 
data.] 

28  Surratt,  A.  J.    Special  report  on  the  farm  real  estate  situation.    [Unpublished  data.] 
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for  the  heayy  slump  in  the  good  farming  area  in  the  northern  districts,  as 
that  area  had  about  the  best  general  average  crop  yields  in  the  State,  further- 
more, it  is  an  important  livestock  area,  and  livestock  prices  have  continued 
above  average.  Most  of  the  farmers  in  that  area  secured  their  corn  in  good 
condition.  It  is  becoming  an  increasingly  important  dairy  area  and  of  course, 
farmers  are  disappointed  over  the  recent  decline  in  the  price  of  dairy  products. 
The  smallest  decline  in  land  values  per  acre  for  land  with  improvements  is 
reported  in  the  west  central,  central,  and  east  central  districts.  So  far  as  the 
west  central  district  is  concerned,  that  area  suffered  a  severe  slump  in  land 
values  three  or  four  years  ago  due  to  either  flood  damage  or  poor  crops.  They 
have  done  better  during  the  past  two  years.  The  central  and  east  central  areas 
represent  a  very  fertile  farming  district.  It  is  doubtful  if  there  is  an  equally 
large  area  anywhere  in  the  United  States  that  will  average  up  any  better  in 
its  general  adaptability  and  fertility  for  farming  purposes.  It  is,  of  course,  an 
old  established  farming  section  with  many  wealthy  farmers.  In  fact,  many  of 
the  farms  have  been  handed  down  from  the  previous  generation.  It  is  a  mixed 
grain  and  livestock  farming  area.  Many  of  the  farmers  in  this  area  would  not 
sell  if  land  values  were  twice  as  high  as  they  are  to-day. 

The  lower  east  central  district  *  *  *  did  not  fare  very  well  with  its 
farming  operations  last  season,  with  the  possible  exception  of  the  peach  crop. 
The  peach  crop  was  favorable,  but  prices  only  fair.  There  are  quite  a  few 
oil  wells  scattered  here  and  there  over  the  district,  and  it  is  probable  that 
the  oil  rights  in  this  area  have  tended  to  hold  up  or  increase  farm  land  values. 

Speaking  for  the  State  as  a  whole,  *  *  *  many  farmers  are  discouraged 
about  the  present  price  decline  for  grains  and  dairy  products.  There  is  general 
tax  dissatisfaction.  *  *  *  There  is  also  general  dissatisfaction  at  present 
over  the  extremely  tight  credit  situation.  *  *  *  The  price  decline  in  the 
face  of  *  *  *  efforts  *  *  *  to  sustain  prices  has  been  most  dis- 
appointing. 

Livestock  farmers  have  done  well  as  a  rule,  but  the  other  discouraging 
factors  *  *  *  have  tended  to  outweigh  optimistic  factors  from  the  farmer's 
viewpoint  at  present. 

A  special  survey  of  the  Ohio  farm  real  estate  situation  made  among 
the  country  bankers  of  that  State  by  the  State  agricultural  statis- 
tician 29  revealed  no  essential  improvement  from  the  conditions 
shown  in  a  similar  survey  a  year  ago  (SO).  Activity  on  a  voluntary 
basis  continued  to  remain  very  low,  except  in  the  vicinity  of  indus- 
trial centers,  where  interest  in  small,  well-located  properties  on 
good  roads,  easily  accessible  to  the  city,  was  reported  to  have  been 
stimulated  by  the  business  recession  and  unemployment. 

The  decline  in  values  had  not  yet  come  to  an  end,  nor  had  fore- 
closures, which  in  a  considerable  number  of  localities  were  reported 
to  have  been  larger  in  number  than  in  1928-29.  Of  372  bankers 
scattered  throughout  the  State,  37  per  cent  reported  an  increase  in 
foreclosures,  50  per  cent  reported  no  change  in  this  situation,  and 
but  13  per  cent  reported  fewer  than  during  the  preceding  year. 
Reports  continued  to  be  numerous  that  "the  principal  land  dealer 
was  the  sheriff,"  although  occasional  reports  were  made  to  the  con- 
trary. Forced  sales,  estate  closings,  and  trades  comprised  the  bulk 
of  the  current  dealing.  The  trading  was  largely  for  city  property 
on  the  other  end  of  the  deal.  Particularly  in  western  Ohio  the  num- 
ber of  foreclosures  during  recent  years  has  been  large.  According 
to  a  report  of  the  Ohio  Agricultural  Experiment  Station 30  on  Janu- 
ary 1,  1930,  16  life  insurance  companies  held  418  farms,  as  compared 
with  265  owned  on  January  1,  1929,  and  131  held  on  the  same  date 
in  1928. 


20  Ray,  G.  S.    Special  report  on  the  farm  real  estate  situation.     [Unpublished  data.] 
80  Morison,  F.  L.    Ohio  farm  land  acquired  by  life  insurance  companies  through  fore- 
closure in  1929.    p.  3.  [Mimeographed.] 
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Of  the  few  farms  being  sold  (outside  of  the  small-farm  class 
referred  to)  only  the  better  grades  received  consideration, 

CHANGES  IN  FARM  OWNERSHIP 
FORCED-SALES  RATES  HIGHER,  BUT  STILL  BELOW  LEVELS  OF  EARLIER  YEARS 

A  significant  feature  of  the  forced-sale  situation  was  the  disclosure 
that  the  recession  in  rates  indicated  for  a  year  ago  was  not  sustained 
during  1929-30.  On  the  contrary,  the  average  reported  rate  of 
forced  transactions  of  all  classes  for  the  Nation  as  a  whole  increased 
somewhat.  (Table  T.)  During  the  12  months  ended  March  15,  1930, 
an  average  of  20.8  farms  out  of  each  1,000  farms  (ranches  and  plan- 
tations are  considered  as  farms)  went  through  foreclosure,  tax  sale, 
sale  for  bankruptc}^,  sale  to  avoid  foreclosure  on  other  default  in- 
cluding deeding  back  to  avoid  foreclosure,  as  compared  with  an 
average  national  rate  of  19.5  for  the  corresponding  period  of  1928-29, 
which  was  the  lowest  national  rate  in  the  available  record.31  For 
the  corresponding  period  of  1927-28  the  rate  for  the  country  as  a 
whole  was  22.8  farms  per  1,000:  for  1926-27,  23.3;  and  for  1925-26, 
21.6. 

Eight  of  the  geographic  divisions  shared  in  the  increased  rate; 
only  one,  the  Pacific,  continued  the  decline  of  last  year.  The  general- 
ity of  the  increase  is  probably  more  significant  than  its  size,  as  in 
only  the  East  North  Central,  West  North  Central,  West  South 
Central,  and  Middle  Atlantic  States  (with  average  increases  of  3.2, 
1.6, 1.6,  and  1.1  farms  per  thousand,  respectively) ,  did  the  increase  in 
rate  exceed  one  farm  per  thousand.  With  the  exception  of  the  West 
South  Central  group,  these  divisions  also  suffered  severe  declines  in 
values  during  1929-30,  and  were  among  those  in  which  the  situation 
with  respect  to  the  volume  of  voluntary  sales  was,  generally  speaking, 
less  encouraging  than  elsewhere. 


31  Definitions  of  terms,  sources  of  data,  and  methods  of  compilation  are  described  ou 
page  G5. 
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The  weighted  average  rate  for  the  Pacific  division  in  1929-30  was 
the  lowest  in  the  available  5-year  record;  on  the  other  hand,  in  the 
Middle  Atlantic  and  East  North  Central  divisions  the  weighted 
average  rates  for  all  classes  of  default  were  the  highest  in  the  avail- 
able record,  which  began  in  1925-26.  In  the  South  Atlantic  division 
the  total  of  all  types  of  involuntary  transactions  has  fluctuated  nar- 
rowly in  the  last  three  years  around  a  level  higher  than  that  which 
prevailed  during  the  first  two  years  of  the  bureau's  data.  In  the  other 
five  divisions,  however,  the  indicated  average  rates  for  1929-30,  al- 
though generally  higher  than  in  1928-29,  still  remained  below  the 
rates  shown  in  the  first  two  or  three  years  of  the  available  data. 

When  forced  transactions  are  divided  into  two  groups — tax  sales, 
on  the  one  hand,  and  mortgage  foreclosures,  bankruptcy  sales,  and 
related  defaults,  on  the  other — the  generality  of  the  increase  is  no 
less  apparent.  Six  divisional  averages  showed  increases  in  the  first 
classification,  and  three  showed  decreases ;  in  the  second  classification 
5  divisional  averages  increased,  2  decreased  and  2  showed  no  change. 
The  greatest  increase  in  sales  for  delinquent  taxes,  1.5  farms  per 
thousand,  occurred  in  the  East  North  Central  States;  and  the 
greatest  decrease,  0.9  farm  per  thousand,  in  the  Pacific  States. 
Forced  sales,  exclusive  of  tax  sales,  also  showed  the  greatest  increase 
in  rate,  1.7  farms  per  1,000,  in  the  East  North  Central  States,  and 
the  greatest  decrease,  1.4,  in  the  Pacific  group. 

Changes  in  the  forced-sale  rates  (all  classes)  for  the  individual 
States,  as  usual,  varied  from  the  changes  shown  in  the  weighted 
average  rates  of  their  respective  divisions.  Each  of  the  three  Pacific 
States  shared  the  decrease  in  total  defaults  shown  by  their  divisional 
average,  and  in  all  three  the  indicated  rates  were  the  lowest  in  the 
available  record.  The  greatest  change  for  the  better  during  1929-30, 
however,  was  shown  by  California;  in  Oregon  and  Washington  the 
year's  changes  for  practical  purposes  are  to  be  considered  nominal 
only.  Such  minor  changes  no  doubt  represent  chance  fluctuations 
in  the  data  to  which  little  significance  can  be  attached. 

In  four  of  the  States  of  the  Mountain  group  the  indicated  volume 
of  involuntary  transactions  of  all  classes  in  1929-30  was  also  the 
lowest  in  the  available  record.  Although  the  indicated  increases  in 
the  other  four  States  of  this  group  were  appreciable,  the  recorded 
rates  for  1929-30  in  each  were  still  significantly  below  the  rates 
shown  during  the  first  three  years  of  the  5-year  series. 

With  these  more  favorable  downward  tendencies  in  the  forced- 
sales  rates,  especially  when  compared  with  the  excessive  rates  shown 
in  the  earliest  years  of  the  record  (Table  7),  have  come  other  indi- 
cations of  progress  toward  clearing  the  western  farm  real  estate  sit- 
uation. In  several  of  the  11  States  of  these  two  divisions,  the 
voluntary  sales  rates  have  moved  upward  during  the  short  period 
covered  by  the  available  data.  Average  farm  real  estate  values 
have  shown  notable  stability  of  late  (Table  1  and  fig.  3),  and  upward 
tendencies  have  shown  themselves  recently  in  the  States  which  in- 
clude the  Great  Plains. 

Since  1922  the  average  operating  return  reported  by  the  bureau's 
crop  correspondents  (Table  4  and  fig.  4)  for  this  region  has  shown 
the  greatest  and  most  consistent  upward  trend  of  the  six  regional 
averages  for  which  these  data  are  available.  The  various  influences 
which  appeared  to  have  been  operative  in  the  farm  real  estate  situ- 
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ation  in  the  two  western  divisions  have  been  touched  upon  in  earlier 
issues  of  The  Farm  Eeal  Estate  Situation  (28,  29,  30).  For  con- 
tinuation of  these  tendencies  much  depends  upon  the  future  course 
of  products  prices,  the  extent  to  which  new  combine  territory  con- 
tinues to  be  developed  in  the  Great  Plains,  and  the  weather.  In  Mon- 
tana, for  example,  the  short  crop  in  1929  is  reported  by  dealers  to 
have  seriously  retarded  sales,  and  may  have  been  responsible,  in  no 
small  degree,  for  the  increase  shown  in  forced  sales. 

Among  the  16  States  of  the  3  southern  divisions,  the  indicated 
volume  of  all  classes  of  forced  sales  made  during  1929-30  was  the 
lowest  in  the  available  record  in  6  States— Delaware,  Virginia, 
Georgia,  Florida,  Tennessee  and  Arkansas— although  the  Arkansas 
rate  has  fluctuated  but  little  throughout  the  available  record  and  the 
decrease  shown  in  that  State  was  of  only  nominal  proportions.  The 
lower  rate  shown  for  Georgia  is  particularly  encouraging  in  view  of 
her  especially  trying  postwar  situation,  which  has  been  touched 
upon  in  preceding  surveys. 

On  the  other  hand,  in  Maryland,  West  Virginia,  and  South 
Carolina  the  indicated  volume  of  forced  sales  of  all  types  was 
the  highest  in  the  5-year  record.  In  North  Carolina  the  rate  for 
1929-30,  although  below  that  for  1928-29,  was  still  above  the  rates  for 
1925-26,  1926-27,  and  1927-28,  which  increased  year  by  year  from 
14.6  'farms  per  1,000  in  1925-26  to  22.4  in  1927-28  and  to  28.7  in 
1928-29.  This  may  in  part  be  a  cumulative  effect  of  the  very  adverse 
North  Carolina  agricultural  situation  reported  elsewhere  in  this  cir- 
cular. The  unusually  severe  depression  difficulties  that  South  Caro- 
lina shared  with  Georgia  have  been  brought  to  attention  through 
other  publications.  Although  in  1929-30  their  recorded  forced-sale 
rates  were  higher  than  during  the  preceding  year  in  both  Alabama 
and  Oklahoma,  these  rates  were  still  below  the  figures  shown  in  the 
first  three  years  of  the  available  data.  In  the  remaining  States  of  the 
three  southern  divisions,  no  significant  trend  either  way  has 
appeared. 

Two  noteworthy  features  disclosed  in  the  survey  of  the  farm  real 
estate  situation  a  year  ago  were  the  lower  forced-sale  rates  (all 
classes)  shown  in  most  mid- western  States,  and  declines  in  average 
farm  real  estate  values  which  were  in  every  State  the  smallest  annual 
losses  recorded  since  the  depression  began.  The  total  volume  of 
forced  sales  in  1928-29,  including  sales  for  delinquent  taxes,  de- 
creased in  every  State  of  the  two  North  Central  divisions,  except  in 
Ohio.  During  1929-1930,  however,  values  slumped  again,  and  the 
indicated  volume  of  forced  sales  increased  in  8  of  the  12  States  of 
this  group,  although  the  recorded  increase  in  Iowa  is  nominal  only, 
and  for  practical  purposes  the  rate  may  be  considered  as  having 
remained  unchanged. 

The  East  North  Central  States  bore  the  brunt  of  the  indicated 
increases  in  forced  sales.  In  Ohio,  Indiana,  Illinois,  and  Michigan, 
the  forced-sale  rate  (ail  classes)  for  1929-30  was  the  highest  in  the 
5-year  record,  and  the  same  held  true  in  Missouri,  which  had  an 
especially  adverse  crop  year.  Several  bad  crop  years  in  succession 
added  to  other  unfavorable  conditions  have  been  especially  discour- 
aging to  many  localities  in  the  eastern  Corn  Belt.  ,  The  number  of 
farms  owned  by  life  insurance  companies  in  Ohio,  according  to  a 


THE  FARM  REAL  ESTATE  SITUATION,  1929-30 


47 


report  of  the  Ohio  Agricultural  Experiment  Station,32  increased  to 
418  on  January  1,  1930,  as  compared  with  265  on  the  same  date  in 
1929,  and  131  in  1928. 

New  low  records,  on  the  other  hand,  were  made  in  the  indicated 
volume  of  foreclosures  in  Nebraska,  North  Dakota,  and  Wisconsin. 
In  Wisconsin  the  slow  but  steady  decline  in  the  forced-sales  rate 
since  1925-26,  the  first  period  covered  by  the  bureau's  records,  has 
■  a  in  conspicuous  contrast  to  the  trend  in  adjacent  States;  and  in 
North  Dakota  the  rapid  decline  from  the  high  rates  of  1925-26  and 
1926-27  has  been  outstanding.  Although  the  recorded  total  forced 
sale  rates  in  South  Dakota  and  Iowa  remained  practically  unchanged 
in  1929-30,  and  in  Kansas  moved  upward,  in  all,  the  indicated  forced- 
is  volume  of  this  period  was  appreciably  below  that  of  the  first 
three  years  of  the  record. 

Among  the  nine  Northeastern  States  mixed  movements  were 
shown  in  the  total  forced-sales  rate;  decreases  were  indicated  for 
Maine,  Rhode  Island,  and  New  York,  whereas  the  rates  in  the  other 
States  were  higher  than  during  the  year  preceding.  In  Massachu- 
setts and  Pennsylvania  the  indicated  rates  for  1929-30  were  the 
highest  in  the  available  record :  in  Rhode  Island,  the  lowest ;  in  New 
Jii-ey,  Vermont,  and  New  Hampshire,  although  higher  than  for 
1928-29,  the  rates  were  still  below  those  shown  for  the  first  two  or 
three  years  of  the  available  record. 

Taking  the  United  States  as  a  whole,  27  States  reported  an  in- 
crease in  the  total  of  all  types  of  default,  20  a  decrease,  and  1  no 
change.  With  respect  to  the  volume  of  tax  sales  alone,  27  States 
showed  increases,  18  decreases,  and  3  no  change.  The  rates  for 
forced  transactions  other  than  sales  for  delinquent  taxes  increased, 
decreased,  and  showed  no  change  in  27, 17,  and  4  States,  respectively. 
In  27  out  of  the  48  States  the  direction  of  the  change  in  rate  of  tax 
sales  corresponded  to  the  direction  of  the  change  in  rate  of  other 
forced  sales.  A  coincidence  in  the  year-to-year  movements,  either  in 
direction  or  extent,  is  not  necessarily  to  be  expected. 

The  indicated  decreases  in  the  number  of  forced  sales,  more  par- 
ticularly the  fact  that  in  some  States  the  rates  for  1929-30  were  the 
lowest  in  the  record,  are  developments  on  the  brighter  side  of  the 
farm  real  estate  situation  which  offset  in  part  the  increases  that  were 
more  frequently  shown.  It  is  clear,  however,  that  the  peak  of  fore- 
closures and  other  types  of  distress  transactions  was  not  passed  in  all 
States  during  1929-30.  The  rate  is  still  comparatively  high.  Re- 
ports stated  that  in  a  number  of  communities,  more  particularly  in 
the  Middle  West,  the  principal  type  of  transfer  continued  to  be  in 
the  distress-sale  class,  along  with  the  other  more  or  less  involuntary 
types  such  as  administrators'  sales,  executors'  sales,  and  other  sales 
in  settlement  of  estates. 

Correspondents  have  also  called  attention  to  the  fact  that  these 
statistics  of  forced  sales  do  not  tell  the  whole  story  inasmuch  as  in 
their  localities  no  small  acreage  of  land  has  passed  the  stage  where 
foreclosure  proceedings  could  legally  be  instituted.  Undoubtedly 
v>\  appreciable  amount  of  indebtedness  which  has  now  become  exces- 
sive remains  to  be  adjusted.  Under  present  conditions  in  the  land 
market,  however,  satisfactory  realization  upon  the  security  frequently 


■^orison,  F.  L.    See  footnote  29. 


48  CIRCULAR  15  0,  U.  S.  DEPARTMENT  OF  AGRICULTURE 


is  a  difficult  problem,  and  mortgagees  find  foreclosure  of  doubtful 
advantage.  It  is  said  that  among  some  mortgagees  there  is  now  less 
disposition  to  foreclose  than  earlier  in  the  depression,  as  a  result  of 
unfavorable  experience  with  the  farms  taken  over.  The  great  diffi- 
culty of  satisfactory  operation  and  management,  particularly  when 
the  properties  are  so  widely  scattered  as  most  of  them  are,  high  costs 
of  carrying,  and  the  difficulty  of  satisfactory  disposal  after  the  prop- 
erty has  been  taken  over,  are  said  to  be  leading  some  mortgagees  to 
defer  repossession  longer  than  formerly.  The  extent  of  this  tend- 
ency is  difficult  to  estimate,  and  the  effect  on  these  statistics  is 
impossible  to  measure. 

Foreclosures  and  other  types  of  distress  transactions  may  tend 
to  aggravate  the  situation  by  accentuating  the  conditions  that  are 
conducive  to  still  more  foreclosures.  If  competition  develops  be- 
tween mortgagees  to  get  involuntarily  acquired  realty  off  their 
books,  values  may  be  driven  still  lower,  and  the  margin  between  loan 
and  value  may  be  still  further  reduced.  The  effect  on  mortgages 
that  have  not  yet  matured  may  be  very  unfavorable. 

The  data  of  Table  7  represent  all  types  and  grades  of  properties 
and  therefore  do  not  show  the  variation  that  may  occur.  The  mort- 
gage mortality,  according  to  the  observations  of  correspondents, 
generally  has  been  highest  on  the  farms  of  the  poorer  qualities. 

As  in  the  four  previous  inquiries,  the  rate  for  defaults  averaged 
the  lowest  in  the  Sew  England  and  Middle  Atlantic  divisions,  with 
approximately  11  and  13  farms  per  1,000,  respectively;  and  it  con- 
tinued to  average  the  highest  in  the  West  North  Central  and  Moun- 
tain divisions,  where  rates  of  approximately  28  and  29  farms  per 
1,000  were  recorded. 

These  regional  variations  in  the  forced-sales  rate  and  the  year-to- 
year  trends  within  each  division  are  graphically  indicated  by  the 
shaded  areas  in  Figure  5.  The  comparatively  low  North  Atlantic 
rate,  for  example,  is  in  marked  contrast  with  the  high  West  North 
Central  and  Mountain  average  rates  that  have  prevailed  during 
recent  years.  The  continued  downward  trend  in  the  Pacific  States 
and  the  reluctance  of  other  regional  rates  to  continue  the  downward 
movement  shown  during  the  preceding  year,  are  also  shown, 

FORCED-SALES  RATES  STILL-  GENERALLY  HIGH  IN  RELATION  TO  VOLUME  OF 
VOLUNTARY  TRANSACTIONS 

The  large  proportion  of  current  changes  of  ownership  represented 
by  forced  sales  as  compared  with  voluntary  transactions  during 
recent  years,  is  also  indicated  in  Figure  5.  The  high  ratio  of  forced 
to  voluntary  sales  in  most  parts  of  the  country  clearly  illustrates  the 
continued  abnormal  and  unsatisfactory  condition  of  the  farm  real 
estate  market,  generally  speaking.  In  the  West  North  Central,  East 
North  Central,  and  South  Atlantic  States  on  the  average  more 
forced  than  voluntary  transfers  were  made  during  the  year  ended 
March  15,  1930. 

On  the  whole,  the  past  year  has  witnessed  no  great  change  in  the 
relation  between  forced  and  voluntary  transactions  for  the  several 
divisions.  As  indicated  in  Table  7  and  Figure  5  for  the  country  as 
a  whole  the  latter  type  of  transfer  continues  to  be  somewhat  more 
frequent  than  the  former  in  the  ratio  of  about  24  voluntary  sales  per 
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1,000  farms  to  21  forced  transfers  per  1.000  farms:  and  although  the 
margin  between  the  two  narrowed  from  1925-26  to  1927-28,  since 
then  the  relation  between  them  appears  to  have  remained  practically 
constant. 

Xew  England  maintained  a  ratio  of  about  three  voluntary  to 
each  forced  transfer,  and  the  Middle  Atlantic  group  averaged  a  little 
better  than  2  to  1,  having  fallen  from  the  3  to  1  ratio,  maintained 
during  1925-26,  1926-27  and  1928-29.  All  States  within  these  two 
divisions  have  maintained  a  margin  of  voluntary  over  forced  trans- 
fers. In  Maine  the  ratio  was  nearly  2  to  1 ;  in  the  others  it  was 
considerably  greater. 

In  the  East  Xorth  Central  States  the  greater  frequency  of  volun- 
tary sales  which  has  persisted  from  1925-26  to  1927-28  gave  way  in 


FORCED  AND  VOLUNTARY  SALES  OF  FARMS,  1926-1930 


other  hand,  forced  sales  rates  failed  to  recede  except  in  the  Pacific  division.  For 
most  of  the  divisions  the  average  forced  sales  rates  continued  high  in  relation  to 
voluntary  sales 

1929-30  to  a  slight  preponderance  of  forced  transactions.  Of  this 
group  Ohio  is  the  only  one  in  which  voluntary  transactions  have  con- 
sistently been  reported  as  the  most  frequent  mode  of  transfer  since 
1926;  that  is,  since  this  information  has  been  available.  "Wisconsin, 
on  the  other  hand,  has  just  as  consistently  reported  a  preponderence 
of  forced  sales — a  preponderance  which  has  continuously  declined, 
however,  from  a  ratio  of  27  such  transfers  to  19  voluntary  transfers 
per  1,000  farms  in  1925-26  to  a  ratio  of  approximately  20  to  18  in 
1929-30.  In  Michigan  voluntary  transactions  predominated  until 
the  last  year,  but  in  Illinois,  the  two  types  have  been  of  about  equal 
frequency.  In  Indiana,  voluntary  sales  and  trades  predominated 
until  1927-28.  when  both  stood  at  23.6  farms  per  thousand.  Since 
then,  forced  exchanges  have  been  most  frequent;  they  now  stand  at 
28  per  1,000  farms  as  compared  to  19  for  voluntary  transfers. 


50 


CIRCULAR  15  0,  U.  S.  DEPARTMENT  OF  AGRICULTURE 


In  the  West  North  Central  States  forced  sales  are  still  reported  as 
occurring  more  frequently  than  those  entered  into  voluntarily, 
although  the  margin  between  them  has  been  somewhat  narrower 
during  the  last  two  years  than  during  the  previous  3-year  period. 
Of  this  group  of  States,  Kansas  is  the  only  one  in  which  voluntary 
sales  have  consistently  predominated.  In  Nebraska,  frequency  of 
voluntary  deals  exceeded  that  of  forced  in  1928-29  and  1929-30,  as 
was  also  the  case  in  Missouri  in  1925-26,  1926-27,  and  1928-29,  but, 
with  these  exceptions,  forced  sales  have  been  reported  as  most  fre- 
quent for  these  States  in  all  years  for  the  period  1925-26  to  1929-30, 
inclusive. 

The  excess  of  forced  sales  over  voluntary,  which  for  the  South 
Atlantic  group  persisted  during  1927-28  and  1928-29,  continued,  the 
rates  being  approximately  23  and  18,  respectively,  per  1,000  farms. 
This  excess,  with  somewhat  altered  ratios,  persisted  throughout  the 
entire  period  of  the  available  record  in  South  Carolina  and  in 
Georgia,  and  beginning  in  1927-28,  in  North  Carolina  as  well. 
These  are  the  only  States  in  that  division  in  which  forced  sales  are 
most  frequent,  but  their  influence  is  sufficient  to  dominate  the  group 
average. 

The  East  South  Central,  West  South  Central,  and  Pacific  States 
have  consistently  reported  voluntary  transfers  to  be  in  excess  of 
involuntary  transactions,  not  only  as  an  average  but,  with  the 
exception  of  Oklahoma  in  1926-27  and  1927-28,  for  the  individual 
States  constituting  the  groups.  In  the  Mountain  States,  where  both 
types  of  sales  have  been  rather  frequent,  the  greater  although  de- 
clining frequency  of  forced  sales,  which  marked  the  years  1925-26, 
1926-27,  and  1927-28,  gave  way  to  a  growing  number  of  voluntary 
sales,  Montana  and  Idaho  have  been  the  slowest  of  this  group  to 
experience  this  change,  and  during  1929-30  the  frequenc}^  of  the  two 
types  was  about  equal.  But  if  present  trends  continue,  the  next  year 
or  two  may  see  voluntary  sales  dominant  in  these  States. 

Forced  sales  do  not  necessarihr  represent  final  outright  losses  of 
title,  but  are  to  be  considered  conditional  in  varying  degree,  subject 
to  redemption  in  accordance  with  varying  State  laws  upon  the  sub- 
ject. Many  farms,  especially  those  that  are  sold  for  taxes,  are 
subsequently  redeemed  by  their  owners. 

NUMBER  OF  FARM  BANKRUPTCIES  GENERALLY  DOWN 

As  mentioned  in  the  preceding  issue  of  the  Farm  Real  Estate 
Situation  (30),  no  data  are  available  to  afford  a  comparison  of  the 
present  forced-sale  rates  with  those  which  prevailed  during  the 
years  preceding  the  economic  disturbances  created  by  the  World 
War.  Some  indication,  however,  is  afforded  by  the  statistics  of 
bankruptcy  cases  involving  farmers,  concluded  annually  in  the 
courts.  The  average  farm  bankruptcy  rate  for  the  year  ended 
June  30, 1929,  the  latest  12-month  period  for  which  data  are  available, 
averaged  about  0.78  farmer  out  of  each  1,000  farmers.  This  rate 
continued  the  downward  trend  in  the  national  total  which  has  ob- 
tained since  the  year  ended  June  30,  1925,  when  the  peak  of  1.23 
farmers  per  1,000  were  involved  in  bankruptcy  proceedings;  but  the 
rate  still  exceeds  by  about  457  per  cent  that  which  existed  prior  to 
the  war,  the  average  for  1909-1 914  being"  approximately  0.14  farmer 
per  thousand. 
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As  shown  by  Table  8,  all  geographic  divisions  except  the  East 
North  Central  experienced  a  decline  in  the  number  of  farm  bank- 
ruptcies concluded  by  the  courts  during  the  fiscal  year  1928-29. 
This  compares  rather  favorably  with  the  increases  in  four  divisions 
reported  for  the  preceding  year.  Although  the  trend  in  farm 
bankruptcies  for  the  United  States  as  a  whole  has  been  downward 
for  several  years,  having  reached  its  peak  about  five  years  later  than 
the  boom  in  land  prices,  the  same  can  not  be  said  of  all  sections  of 
the  country.  In  the  Middle  Atlantic  and  East  Xorth  Central  States 
the  trends  have  been  almost  steadily  upward  since  1922  and  1921, 
respectively;  the  New  England  and  South  Atlantic  States  suffered 
a  distinct  upturn  in  1928,  which,  however,  was  not  continued  during 
the  following  year.. 


Table  8. — Farm  bankruptcies:  Cases  concluded  in  fiscal  years  ended  June  30, 

1922-1929 


Nun 

iber 

Per  cent  of  all  bankruptcy  cases 

Geographic  divi- 

sion and  State 

1 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

1929 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

1929 

United  States. . 

3,  236 

5, 940 

7,  772 

7,  S72 

7,  769 

6,  296 

5, 679 

4, 939 

14.4 

17.4 

18-.  7 

17.8 

16.5 

13.1 

10.6 

8.7 

New  England  

92 

146 

196 

169 

145 

105 

162 

145 

4.9 

4.9 

5.  8 

5.2 

4.6 

3.1 

3.5 

3.2 

Middle  Atlantic- 

148 

171 

190 

224 

224 

274 

270 

2.6 

3.1 

3.  2 

2.6 

3.4 

3.1 

3.5 

3.  2' 

E.  North  Central.. 

247 

569 

684 

760 

844 

719 

874 

980 

9.0 

11.5 

12.  2 

13.4 

11.3 

9.2 

9.3 

S.8 

W.  North  Central 

1. 066 

2,  005 

2,  785 

2,  SS9 

2, 813 

2.  404 

1,  729 

1,471 

40.3 

46.1 

42.  5 

39:2 

35.4 

30.3 

24.2 

21.2 

South  Atlantic  '-— 

678 

'  959 

1  085 

1,  037 

747 

585 

685 

515 

17.0 

17.0 

16.9 

17.6 

12.  7 

10.0 

9.9 

7.0 

E.  South  CentraL 

201 

420 

'  483 

'  517 

579 

615 

521 

352 

4.9 

9.1 

9.7 

9.7 

5 

9.7 

6.9 

4.5 

W.  South  Central 

264 

539 

788 

650 

764 

567 

561 

484 

19.5 

20.4 

22.3 

23.6 

25.  6 

20.7 

19.5 

17. 3 

A  'ountsin 

419 

730 

1,040 

1,071 

1, 142 

609 

420 

335 

38.2 

43.3 

46.3 

41.8 

42.7 

31.8 

24.0 

20.9 

Pacific 

192 

424 

'  540 

'  5S9 

'  511 

468 

453 

387 

11.0 

16.  3 

15.7 

14.6 

11.9 

10.0 

8.5 

6.1 

New  E  ngland : 

Alaine 

51 

94 

136 

1G3 

101 

51 

r-- 

69 

11.8 

14.3 

15.0 

n, 

11. 8 

6.3 

9.2 

8. 3 

New   Ham p- 

7 

12 

6 

5 

7 

i. 

5.7 

15.8 

4.6 

5.8 

«. 

6.7 

6.4 

4.4 

Vermont. 

21 

20 

27 

39 

17 

21 

29 

28 

12.7 

20.0 

28.7 

19.0  8.6 

16.8 

14.9 

13.3 

Massachusetts . 

10 

5 

11 

7 

12 

10 

•  18- 

26 

1.1 

0.3 

0.7 

0.5 

0.8 

0.6 

0.7 

1.0 

Rhode  Island.  . 

1 

0 

1 

2 

0 

2 

0 

2 

1.4 

0 

0.8 

1.5 

0 

1.0 

0 

1.1 

Connecticut  

2 

15 

15 

13 

8 

14 

31 

14 

1.0  3.8 

2.  3 

2.2 

1.7 

2.6 

3.7 

2.1 

Middle  Atlantic: 

Pu  ew  York    _  . 

38 

96 

105 

104 

145 

152 

149 

1.8 

3.1 

2.9 

1,9 

2.8 

3.0 

2.7 

2.7 

New  Jersey  

4 

4 

14 

16 

33 

16 

12 

IS 

1.4 

0.8 

2.6 

2.2 

4.1 

1.9 

2.1 

1.7 

Pennsylvania. . 

35 

4S 

52 

70 

69 

63 

110 

103 

6.1 

4.1 

4.3 

5.6 

5.3 

4.0 

6.3 

5.5 

E.  N.  Central: 

Ohio  

64 

156 

209 

214 

188 

137 

157 

220 

9.4 

12.2 

13.7 

11.8 

8-.  7 

5.7 

5.6 

6.4 

Indiana  

59 

84 

101 

97 

112 

76 

114 

110 

24. 1 

25.2 

25.1 

20. 9 

23.8 

18.4  20.  9 

15.9 

Illinois  . 

81 

192 

194 

190 

234 

257 

374 

410 

8.0 

11.2 

10.1 

11.9!  9.0 

8.7 

10.  9 

Michigan.   

11 

27 

44 

46 

50 

34 

41 

36 

2.5 

3.0 

5.4 

5.3 

5;  4 

4.  2 

Wisconsin  

32 

110 

136 

213 

260 

215 

18S 

204 

8.8 

15.8 

14.9 

20.2 

19.9 

16.9 

ll!  3 

12^0 

W.  N.  Central: 

1' 

Minnesota  

189 

291 

430 

369 

419 

294 

266 

193 

29.0 

28.5 

29.6 

23.3  21.4 

16.0 

12.6 

9.6 

Iowa....  

368 

489 

663 

861 

791 

656 

534 

420 

52.3 

52.3 

50: 3 

50.  4 

45.0 

41.2 

41.2 

37.9 

61 

105 

238 

287 

301 

314 

288 

211 

15.1 

18.8 

19.5 

16.5 

11.9 

North  Dakota . 

237 

615 

782 

629 

536 

376 

153 

287 

78.5 

82.1 

69^3 

66.3 

59.3 

63.5 

South  Dakota- 

38 

148 

236 

352 

368 

352 

239 

106 

52.1 

63.8 

59.1 

56.2 

50.0 

42.4 

60 

132 

172 

178 

238 

181 

135 

157 

32.6 

51.0 

33!  4 

36.2 

26.3 

23.4!  23.0 

113 

225 

264 

213 

160 

231 

114 

97 

34.5 

38.3 

35;  8 

3L8 

j  24.7 

22.  S 

16.5 

14.6 

South  Atlantic: 
Delaware- 

3 

2 

6 

8 

5 

4 

10 

8 

8.6 

6.9 

13.0 

20.0 

11.4 

13.3 

28.6 

25.0 

Marj'land  

17 

37 

42 

38 

54 

35 

49 

48 

10.7 

21.8 

13.7 

2L7 

17.1 

13.1 

15.5 

12.8 

Virginia...  ... 

40 

87 

84 

95 

111 

97 

109 

98 

5.5 

6.6 

7.2 

6.8 

!  6.6 

5.3 

5.5 

4.5 

West  Virginia .. 

12 

7 

11 

19 

10 

16 

25 

41 

4.5 

2. 1 

3.  21    4.  6 

2:1 

2.4 

3.1 

4.2 

North  Carolina 

13 

16 

36 

45 

37 

50 

38 

25 

8.4 

7.4 

11.3 

14.6 

j  11.6 

12.9 

10.1 

7.9 

South  Carolina. 

1 

24 

38 

26 

53 

47 

46 

34 

0.9 

9.8 

8.7 

11.3 

:  19.3 

16.8 

15.9 

14.2 

Georgia  

588 

772 

848 

798 

467 

327 

394 

248 

25.1 

26.5 

25.0 

26.2.  IS.  7 

10. 6 

18.6 

10.7 

Florida   ... 

4 

14 

22 

8 

10 

9 

13 

13 

2.8 

4.0 

6.0 

4.3 

6.6 

3.0 

2.2 

2.1 

E.  S.  Central: 

Kentucky  

43 

88 

104 

108 

117 

164 

191 

131 

19.4 

15.0 

17.2 

15.8,  11.4 

13.  C 

10.9 

7.0 

46 

118 

1121  109 

134 

101 

102 

118 

4.1 

7.4 

6.7 

5.9 

j  6.5 

4.7 

4.3 

4.0 

Alabama  

100  1S1 

218!  242 

295 

318 

211 

85 

4.1 

9.2 

10.3 

10.8 

11.0 
■  8.9 

12.2 

8.0 

3.2 

Mississippi  

12'  33 

49 

58 

331  32 

17 

1  18 

4.5 

7.1 

8.4 

10.7 

7.6 

2.1 

4.9- 

1  Includes  the  District  of  Columbia.  For  the  whole  period  only  one  farm  bankruptcy  in  the  District  of 
Columbia  has  been  reported,  that  one  being  for  the  year  ending  June  30, 1928. 
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Table  8. — Farm  'bankruptcies :  Cases  concluded  in  fiscal  years  ended  June  SO, 

1922-1929— Continued 


Number 

Per  cent  of  all  bankruptcy  cases 

sion  and  state 

1922 

1923 

1924 


1925 

1926 

1927 

1928 

1929 

1922 

1923 

1924 

1925 

1926 

1927 

1928 

W.  S.  Central: 



Arkansas..  

72 

76 

104 

85 

101 

94 

89 

83 

27. 1 

16.7 

18.6 

25.1 

22.5 

22.6 

23.5 

17.1 

Louisiana  

32 

129 

171 

77 

159 

119 

93 

85 

14.6 

30.5 

35.0 

21.3 

33.6 

25.3 

19.3 

16.0 

Oklahoma  

38 

81 

138 

145 

170 

145 

108 

65 

15.8 

14.7 

14.4 

15.7 

20.1 

18.5 

13.2 

8.8 

Texas   . 

122 

253 

375 

343 

334 

209 

271 

251 

19.  4 

20.9 

24.6 

30.4 

27.5 

19.5 

22.8 

23.9 

Mountain: 

Montana.. ... 

215 

366 

551 

460 

624 

245 

.  126 

131 

59.2 

59.9 

64.4 

65.4 

59.3 

45.7 

36.4 

34.6 

Icl&lio  

79 

160 

231 

260 

223 

161 

101 

78 

46  8 

54.8 

55.8 

55.6 

51.5 

47.8 

35.6 

30.  0 

W  yoming 

12 

14 

36 

48 

38 

31 

44 

17 

28^6 

25.0 

35.3 

33.6 

32.5 

27.2 

29.7 

25!  0 

Colorado.  . 

77 

118 

128 

220 

143 

90 

63 

50 

30.9 

32.  3 

37.5 

32.1 

29.9 

22.5 

16.3 

11.7 

New  Mexico. 

3 

3 

28 

27 

50 

22 

27 

26 

8.1 

17.7 

19.4 

28.4 

35.5 

32.8 

27.6 

31.0 

Arizona  

9 

37 

31 

19 

29 

30 

23 

7 

22.5 

35.2 

37.8 

30.6 

34.5 

26.3 

26.7 

11.1 

Utah......  

22 

32 

35 

32 

33 

26 

34 

25 

12.4 

13.6 

11.6 

8.4 

9.2 

8.0 

8.9 

8.4 

Nevada..  . 

2 

0 

0 

5 

2 

4 

2 

1 

9.5 

0 

0 

20.8 

15.4 

18.2 

11.1 

4.2 

Pacific: 

Washington  

49 

131 

213 

196 

182 

160 

144 

107 

13.0 

18.0 

24.4 

23.8 

19.1 

14.6 

12.6 

7.4 

Oregon...  .. 

33 

110 

91 

100 

109 

72 

67 

83 

8.9 

15.3 

11.4 

10.8 

10.0 

6.9 

5.5 

6.5 

California  

110 

183 

236 

293 

220 

236 

242 

197 

11.0 

15.9 

13.4 

12.8 

9.8 

8.9 

8.2 

5.4 

Division  of  Agricultural  Finance,  compiled  from  annual  reports  of  the  Attorney  General. 


Thirty-four  out  of  the  total  of  48  States  experienced  a  decline,  13 
experienced  increases,  and  1,  Florida,  underwent  no  change  in  cases 
concluded  during  the  year  ended  July  30,  1929.  The  West  South 
Central  States  constituted  the  only  group  all  States  of  which  exper- 
ienced decreases.  Although  a  majority  of  the  States  in  each  of 
the  other  divisions,  except  the  East  North  Central  and  East  South 
Central,  underwent  declines,  some  one  or  more  suffered  increases. 
In  two  of  the  latter  group,  namely  Ohio  and  Illinois,  the  greatest 
number  of  farm-bankruptcy  cases  on  recent  record  were  concluded 
during  the  period. 

The  trend  in  the  percentage  of  total  bankruptcy  cases  which  farm 
bankruptcies  constitute,  expresses  a  relation  between  the  agricul- 
tural, on  the  one  hand,  and  industrial  and  commercial  enterprises  on 
the  other,  which  seek  to  readjust  an  apparently  hopeless  financial 
situation  by  the  bankruptcy  route.  A  change  in  the  ratio  may  be 
taken  to  indicate,  in  some  degree,  at  least,  the  variance  of  the  relative 
success  of  the  two  types  of  businesses,  as  compared  one  with  another. 
This  relationship  probably,  can  be  taken  as  only  a  very  rough  one 
particularly  over  a  long  period  of  years,  owing  in  part  to  the  great 
changes  that  have  taken  place  in  industrial  organization  in  the  trend 
toward  larger  business  units  and  the  elimination  of  smaller  enter- 
prises; to  possible  changes  in  bankruptcy  law  and  practice;  to 
changes  in  the  relative  extent  to  which  farmers  may  use  bankruptcy 
rather  than  some  other  means  of  debt  liquidation,  particularly  since 
farmers  can  not  be  thrown  into  involuntary  bankruptcy;  and  the 
like.  Measurement  of  relative  frequency  in  terms  of  liabilities,  for 
example,  may  provide  a  better  indication  than  numbers  alone.  The 
available  data,  of  Table  7,  may  be  taken  as  a  rough  indication. 

For  the  United  States  as  a  whole  the  per  cent  of  total  bankrupt- 
cies which  involved  farmers  has  varied  from  4.8  in  1911  to  18.7  in 
1924,  and  for  1929  stood  at  8.7.  The  averages  for  the  periods  1910- 
1914  and  1915-1919,  which  were  5.4  arid  6.7  per  cent,  respectively,  are 
consistent  with  the  gradual  upward  trend  exhibited  by  the  indi- 
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vidual  years  during  the  period  leading  up  to  the  peak  of  land  prices 
reached  in  1920.  The  New  England  States  apparently  did  not  share 
this  trend.  In  this  section  the  ratio  of  farm  to  total  bankruptcies 
was  low,  as  might  be  expected  in  a  section  predominantly  industrial. 
Not  till  1922  was  there  any  appreciable  increase  in  the  ratio  for  the 
East  North  Central  States,  which  lagged  behind  the  West  North 
Central  by  one  year.  The  South  Atlantic  States  began  an  increase 
about  1916,  the  West  South  Central  in  about  1915  and  1916,  and  the 
Pacific  States  during  1922.  Throughout  these  years  the  Mountain 
States  experienced  higher  ratios,  but  the  big  increase  did  not  begin 
till  1920,  and  then  reached  the  highest  figure  of  all  the  States,  46.3  in 
1924,  with  the  West  North  Central  States,  with  46.1  in  1923,  a  close 
second.  The  Middle  Atlantic  group  has  undergone  a  rather  con- 
tinuous increase  since  about  1916  and  has  given  little  indication  of 
decreasing.  With  the  exception  of  this  group  and  the  New  Eng- 
land States,  the  other  divisions  have  recently  tended  downward. 
Of  these  the  Pacific,  South  Atlantic  and  East  South  Central  have 
led,  and  have  reached  levels  comparing  favorably  with  those  prior 
to  the  date  at  which  their  respective  increases  began. 

The  qualifications  that  attach  to  the  use  of  these  bankruptcy  figures 
have  been  discussed  in  a  preceding  publication  {28). 

VOLUNTARY-SALES  ACTIVITY  SHOWED  LITTLE  CHANGE  FROM  LOW  LEVEL  OF 

PRECEDING  YEAR 

The  volume  of  voluntary  sales  and  trades  made  during  1928-29, 
as  readers  of  the  preceding  issue  of  the  Farm  Real  Estate  Situation 
will  recall,  in  a  number  of  States  was  the  lowest  in  the  then  avail- 
able 4-year  record.  For  eight  of  the  nine  geographic  divisions  and 
for  the  country  as  a  whole  the  weighted  average  rates  for  1928-29 
were  the  lowest  recorded  during  the  short  period  covered  by  the 
data.    (Table  7.) 

Generally  speaking,  during  1929-30  voluntary  transactions  showed 
little  inclination  to  rise  materially  in  volume  from  the  low  level 
reached  during  the  preceding  period  excepting  in  the  Mountain 
States,  where  rising  voluntary  sales  volume  throughout  the  record 
has  been  in  conspicuous  contrast  with  the  generally  falling  volume 
shown  elsewhere,  and  in  the  Pacific  States,  whose  average  rate  was 
appreciably  higher  than  in  1928-29  although  still  below  the  average 
rates  of  192,5-26,  1926-27,  and  1927-28.  For  the  country  as  a  whole, 
the  weighted  average  voluntary-sales  rate  for  the  12  months  ended 
March  15,  1930,  was  23.7  farms  per  1,000,  as  compared  with  corre- 
sponding average  rates  of  23.5  farms  per  1.000  in  1928-29;  26.3  in 
1927-28;  28.3  in  1926-27;  and  29.6  in  1925-26. 

Ignoring  the  fluctuations  in  the  data  that  appear  to  be  of  minor 
importance  for  practical  purposes,  comparison  of  the  latest  divi- 
sional averages  with  those  of  the  preceding  year  indicates  but  little 
significant  change  either  way  in  the  weighted  sales  rates  except  in 
the  Pacific,  Mountain,  and  West  South  Central  divisions.  The  in- 
creases in  the  first  two  named  have  been  mentioned.  For  the  "West 
South  Central,  the  average  rate  in  1929-30  was  the  lowest  in  the 
available  5-year  record  which  began  in  1925-26.  For  all  divisions 
save  the  Mountain,  however,  the  average  rates  that  prevailed  during 
1929-30  and  1928-29  were  below  those  observed  during  the  first 
three  years  of  the  record. 
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On  the  other  hand,  the  results  of  the  year  may  be  interpreted  as 
a  cessation  of  at  least  temporary  character  in  the  decline  in  the 
rate  of  voluntary  changes  in  farm  ownership.  This  is  the  first  year 
since  1925-26,  when  data  on  this  subject  first  became  available,  in 
which  the  United  States  average  exhibited  any  apparent  tendency 
toward  a  cessation  of  the  decreasing  rate  of  voluntary  transfers. 
With  the  exception  of  the  West  South  Central  States,  the  averages 
for  each  of  the  geographic  divisions  displayed  no  substantial  de- 
creases from  the  previous  year,  and  in  the  case  of  the  Mountain  States, 
they  continued  the  upward  trend  that  has  persisted  since  1925-26. 
Six  of  the  divisions  showed  increases  in  their  average  rate  of  vol- 
untary sales  and  trades  as  follows :  New  England,  0.2  transfer  per 
thousand  farms;  Middle  Atlantic  0.3:  West  North  Central  0.5 ;  East 
South  Central  0.5 ;  Mountain  3.1 ;  and  Pacific  1.8  transfers.  The  pri- 
mary significance  attaching  to  these  figures  lies  not  in  whether  a 
given  region  has  increased  or  decreased  by  0.2  or  0.3  farm  per  thou- 
sand, but  in  that  these  slight  changes  replaced  generally  the  de- 
creases of  2,  3,  4,  or  5  farms  per  thousand  so  common  during  the 
previous  four  years. 

The  above  figures  are  averages  of  individual  States  and  do  not, 
therefore,  reflect  the  fluctuations  or  regularities  within  each  division. 
Of  the  New  England  States,  for  example,  only  two  reported  a  de- 
creased rate ;  but  one  of  these,  Massachusetts,  experienced  the  great- 
est declines  reported  in  any  State,  4.4  farms  per  thousand. 

Among  the  Middle  Atlantic  and  East  North  Central  States  the 
observed  rates  for  New  Jersey,  Ohio,  and  Illinois  were  the  lowest 
in  the  record.  In  general,  however,  all  the  changes  in  the  individual 
State  rates  in  these  two  divisions  were  comparatively  slight,  in  either 
direction,  and  offsetting  increases  served  rather  generally  as  a  hope- 
ful interruption  to  the  recent  downward  trends. 

The  West  North  Central  States  likewise  for  the  most  part  expe- 
rienced only  comparatively  slight  changes  from  last  year,  although 
Nebraska  and  Kansas  reported  increases  of  1.3  and  1.9  farms  per 
thousand,  respectively.  In  Nebraska,  the  indicated  voluntary  sales 
volume,  although  not  markedly  above  the  first  years  of  the  record 
and  still  far  below  normal,  was  the  highest  in  the  available  data. 
Dealers'  reports  mentioned  that  in  some  localities  an  appreciable 
proportion  of  the  buying  being  done  was  for  investment  purposes. 
Under  present  banking  conditions,  according  to  these  reports,  farms 
are  regarded  by  many  as  a  safer  depositary  for  funds  pending 
clearing  or  the  country  banking  situation.  In  Missouri,  on  the  other 
hand,  the  indicated  volume  of  voluntary  sales  for  1929-30,  although 
not  greatly  below  that  of  192S-29,  was  the  lowest  in  the  available 
record. 

Of  the  16  Southern  States,  3  showed,  increases:  2  showed  no 
change;  and  the  remainder  experienced  declines,  some  insignificant, 
but  others  of  such  magnitude  as  to  constitute  a  continuance  of  past 
trends.  Texas,  with  a  decrease  of  2.8  farms  per  1,000  sold  at  vol- 
untary sale,  Oklahoma  with  2.1,  and  Alabama  and  Florida  with  2.5 
and  2.9,  respectively,  are  cases  in  point.  Apparently  little  incentive 
to  buv  was  found  in  the  unfavorable  crop  vear  in  the  two  former 
States.  (4,  fl*.)  Of  Arkansas,  the  one  State  of  the  West  South 
Central  group  that  reported  an  increase  in  voluntary  transfers,  the 
State  agricultural  statistician  (3)  stated  that — 
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because  of  the  ability  of  tbe  cotton  crop  to  yield  well  despite  dry  weather,  we 
have  *  *  *  a  total  production  of  approximately  1,500,000  bales,  the  third 
largest  in  the  State's  history.  *  *  *  Our  aggregate  farm  production  value 
will  exceed  tbat  of  last  year  by  about  4  per  cent  for  the  State  as  a  whole.  It 
Will  exceed  1927  by  about  10  per  cent  and  1926  by  14  per  cent.  *  *  *  More 
land  is  selling  in  eastern  Arkansas  than  for  a  number  of  years.  There  is  some 
improvement  in  most  of  central  Arkansas.  Southeast  Arkansas  has  about  held 
its  own,  but  the  west  central  and  northwest  district  have  had  a  discouraging 
year. 

Kentucky  and  West  Virginia  reported  distinct  increases  in  vol- 
untary sales  and  trades.  The  State  agricultural  statistician,  for 
Kentucky  (5)  reported : — "  There  seems  to  be  a  little  better  inquiry 
for  farm  lands,  provided  they  be  sold  at  very  moderate  prices  and 
[are]  of  desirable  quality  and  location."  The  indicated  recovery  in 
Kentucky  is  not  sufficient  to  bring  the  figure  for  that  State  back  to 
that  of  the  year  1927-28,  and  West  Virginia  regains  its  former 
position  by  a  very  narrow  margin. 

As  already  indicated,  the  Mountain  States  have  consistently  dem- 
onstrated increased  activity  since  1925-26.  During  1928-29  the  in- 
creases took  place  in  three  States — Montana,  Colorado,  and  Nevada. 
It  is  encouraging  to  note  that  all  of  the  group  except  Montana  con- 
tributed to  the  increase  this  year,  and  that  even  that  State,  though 
it  fell  back  from  last  year,  is  still  above  its  position  of  two  years 
previous.  In  Wyoming,  Colorado,  Arizona,  Utah,  and  Nevada  the 
year's  voluntary  turnover  was  the  highest  in  the  available  5-year 
record.  The  increase  in  activity  in  areas  of  the  Great  Plains,  con- 
sidered to  be  adapted  to  wheat  growing  under  combine  methods,  has 
been  referred  to  elsewhere.    (See  pp.  9  and  18.) 

For  the  whole  country,  22  states  reported  increases,  20  reported 
decreases  and  6  reported  no  change  in  the  rate  of  voluntary  sales 
and  trades.  The  greatest  increase,  nine  sales  per  thousand  farms, 
occurred  in  Utah. 

VOLUME    OF    VOLUNTARY    TRANSFERS    HIGHEST    IN    NORTHEAST    AND  FAR 
WEST;  LOWEST  IN  MIDDLE  WEST  AND  SOUTH 

The  general  level  of  the  rates  of  voluntary  sales  and  trades  has 
varied  considerably  from  one  section  of  the  United  States  to  another. 
(Table  7.)  The  New  England,  Middle  Atlantic,  Mountain,  and 
Pacific  States— the  Northeast  and  the  far  West — have  fluctuated 
during  the  past  several  years  within  the  limits  of  28  to  39  sales  per 
thousand  farms  annually,  and  thus,  for  the  period,  constitute  the 
regions  of  comparatively  greatest  selling  activity.  The  East  North 
Central,  West  North  Central,  and  South  Atlantic  divisions  con- 
stitute the  generalized  zones  of  least  activity,  having  varied  within 
the  limits  of  18  to  28  sales  per  thousand  farms,  with  the  variations 
of  the  former  two  groups  well  within  those  limits. 

The  divisions  of  greatest  activity  during  the  last  year  were  the 
Mountain  States  where  an  average  of  38.7  farms  out  of  each 
thousand  changed  hands  voluntarily,  and  the  New  England  States, 
where  the  average  rate  wras  30.7  farms.  The  region  of  lowest  activity 
were  the  South  Atlantic  and  East  North  Central  groups  with  aver- 
age rates  of  18.2  and  20.8,  respectively. 

Individual  States  which  had  the  greatest  activity  during  1929-50, 
with  their  respective  rates,  were  Montana,  46.6;  New  Mexico,  44.2$ 
Wyoming,  42.3;  Arizona,'  41,1 ;  Colorado,  39.5;  and  the  States  with 
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the  most  quiet  real  estate  markets  were  South  Carolina,  14.2;  Vir- 
ginia, 16.3;  Georgia,  17.5;  Iowa,  17.6;  and  Minnesota,  17.7. 

Generally  speaking,  reports  indicated  that  the  real  estate  market 
was  still  slow,  with  the  supply  of  farms  far  exceeding  the  demand 
for  them.  It  is  not  clear  what  part  of  this  supply  consists  of  po- 
tential distress  sales  and  what  part  consists  of  potential  voluntary 
sales.  Despite  the  declines  in  values  that  have  occurred,  a  number 
of  dealers  in  certain  areas  observed  that  holding  prices  were  still 
frequently  above  what  buyers  were  prepared  to  pay.  Reports  from 
some  areas  of  an  increase  in  the  number  of  renters,  of  more  good 
tenants  looking  for  farms  than  there  were  good  farms  available  for 
rent,  and  that  kfc  it  is  cheaper  to  rent  than  to  buy,"  suggested  that  per- 
haps the  costs  and  advantages  of  ownership  under  existing  condi- 
tions were  being  carefully  weighed. 

Reports  indicated  that  although  cash  deals  were  being  made  in 
various  parts  of  the  country,  liberal  terms  were  being  offered  to  move 
farms  in  the  present  market. 

Another  aspect  of  the  situation,  reported  from  farming  districts 
near  industrial  centers,  indicated  that  industrial  workers,  adversely 
affected  by  the  slackening  industrial  conditions  and  attendant  un- 
employment, were  turning  to  the  farms.  Many  of  them,  however, 
were  reported  to  have  inadequate  financial  resources,  with  the  result 
that  farms  purchased  by  them  are  in  weak  hands.  It  appeared 
that  an  appreciable  portion  of  this  group  were  without  previous 
farm  experience  although  many  were  said  to  have  come  originally 
from  the  farms. 

According  to  dealers,  many  of  the  city  dwellers  who  desired  to  go 
to  the  farm  had  only  city  property,  often  encumbered,  to  offer. 
Consequently  when  such  deals  were  consummated  they  were  of  neces- 
sity in  the  nature  of  trades. 

In  general,  dealers  reported  no  widespread  increases  of  interest 
over  last  year  as  measured  by  inquiries,  although  in  some  areas  they 
generally  saw  signs  of  a  revival  of  interest.  These  areas  included 
the  Atlantic  seaboard,  northern  Maine  and  western  New  York, 
southern  Georgia,  Florida,  Michigan,  Wisconsin,  and  central  Minne- 
sota, western  and  southern  South  Dakota,  western  Iowa,  parts  of  Ne- 
braska, western  Kansas,  and  eastern  Colorado,  along  the  Mississippi 
through  southern  Missouri,  Arkansas,  and  to  a  slight  extent  in  Mis- 
sissippi, Oregon,  and  parts  of  central  California.  In  general  the 
regions  in  which  there  was  no  indication  of  sustained  or  increased 
inquiries,  roughly  corresponded  to  those  in  which  there  were  marked 
drops  in  the  value  index  as  discussed  elsewhere  in  this  circular. 
Notable  exceptions  were  the  western  border  of  the  West  North  Cen- 
tral States,  and  parts  of  Wisconsin  and.  Michigan. 

For  the  United  States  as  a  whole,  and  with  considerable  regularity 
for  the  individual  geographic  divisions,  about  four-fifths  of  the  re- 
plies from  dealers  to  a  general  question  on  inquiries  indicated  that 
u  few  or  no  "  inquiries  were  being  made.  A  general  complaint  of 
dealers  in  all  sections  was  that  many  of  those  making  current  in- 
quiries for  farms  either  have  not  the  means  to  negotiate  purchases 
or  are  merely  bargain  hunting.  As  one  correspondent  stated, 
"  Those  who  have  money  don't  want  to  buy  farms,  and  those  who 
want  to  buy  farms  don't  have  the  money."   The  tendency  of  farmers 
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to  enlarge  their  holdings  by  picking  up  adjacent  property  when  it 
may  be  had  at  satisfactory  prices  still  continues,  and  is  one  of  the 
reassuring  elements  in  the  situation. 

From  the  New  England  and  Middle  Atlantic  States  continued 
abandonment  of  the  "  back  "  farms  is  reported,  largely  on  account 
of  poor  location  with  respect  to  markets.  The  location  of  such  farms 
with  respect  to  improved  roads  is  reported  to  be  a  factor  of  increas- 
ing importance.  Purchases  for  country  homes  and  summer  resorts 
continue.  Another  continuing  tendency,  especially  in  the  New  Eng- 
land and  Middle  Atlantic  divisions  as  well  as  around  large  cities 
generally,  is  a  preference  for  small  farms  adapted  to  specialty  farm- 
ing, rather  than  for  the  larger  farms  calling  for  a  generalized  type 
of  operation.  Part-time  farming  (farming  carried  on  by  those  reg- 
ularly employed  elsewhere  but  cultivating  a  farm  on  the  side) 
seems  to  lend  momentum  to  this  tendency.  The  opportunities  to 
augment  income,  to  obtain  lower  rent,  and  to  secure  the  advan- 
tages of  home-grown  foodstuffs  are  attractive  features  of  such,  an 
arrangement. 

Current  inquiry  generally  is  largely  for  the  better  grades  of  land. 
Farms  of  the  poorer  grades  everywhere  are  meeting  with  poor 
inquiry  as  a  rule. 

INHERITANCE  AND  GIFT,  ADMINISTRATORS'  AND   EXECUTORS'   SALES  ABOUT 

AS  USUAL 

Farms  changing  hands  as  a  result  of  inheritance  and  gift  con- 
tinued at  about  the  same  rate  as  in  the  past,  both  for  the  country  as 
a  whole  and  for  the  geographic  divisions.  As  may  be  expected, 
slightly  greater  variation  occurs  in  individual  States  from  year  to 
year.  The  average  for  the  United  States  for  the  year  ended  March 
15,  1930,  was  9.3  farms  per  thousand  (Table  7)  or  15.1  per  cent  of 
the  total  changes  in  ownership.  Variation  between  divisions  was 
from  11.4  farms  per  thousand  in  the  South  Atlantic  States  to  7  in 
the  Mountain  section,  or  from  18.2  per  cent  to  8.6  per  cent  of  all 
transfers,  these  being  the  highest  and  the  lowest  percentages  shown 
by  any  of  the  divisions. 

Administrators'  and  executors'  sales  also  showed  few  if  any  sig- 
nificant changes,  the  average  rate  for  the  whole  United  States  being 
6=1  farms  per  thousand.  The  South  Atlantic  States  led,  with  7.9 
farms  changing  hands  by  this  type  of  sale,  while  the  West  South 
Central,  with  3.3,  was  at  the  other  extreme. 

TWO-FIFTHS    OF    TRANSFERS    VOLUNTARY,    A    THIRD    FORCED,    A  SEVENTH 

INHERITANCE  AND  GIFT 

The  relative  proportion  of  current  farm  real  estate  transfers  rep- 
resented by  the  principal  types  of  transaction  are  given  in  Table  9, 
both  annually  beginning  in  1926-27  33  and  as  a  4-year  average. 

For  the  country  as  a  whole,  the  number  of  voluntary  sales  and 
trades  has  departed  little  from  40  per  cent  of  all  transactions  during 
the  last  four  years;  all  types  of  forced  sales  have  represented  a  third; 
inheritance  and  gift  have  constituted  about  a  seventh;  and  adminis- 
trators' and  executors'  sales  and  other  sales  in  settlement  of  estates, 
a  tenth.    As  usual,  considerable  regional  variation  occurred.  The 


53  Since  data  on  administrators'  and  executors'  sales  were  not  obtained  in  1925-26,  that 
period  was  omitted  from  Table  0. 
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proportion  of  the  current  turnover  represented  by  voluntary  trans- 
actions, averaged  the  highest  during  the  last  four  years  in  the 
New  England,  Middle  Atlantic,  and  Pacific  divisions,  and  lowest  in 
the  North  Central  and  South  Atlantic  divisions.  The  proportion 
represented  by  the  various  types  of  forced  transactions  averaged 
highest  in  the  West  North  Central  and  Mountain  divisions,  and 
lowest  in  the  Middle  Atlantic  and  New  England  divisions.  The 
annual  percentage  of  the  total  turnover  represented  by  forced  sales 
has  tended  to  grow  slightly  larger  throughout  the  four  years  in  the 
Middle  Atlantic  and  East  North  Central  divisions,  but  has  decreased 
somewhat  in  the  West  North  Central  and  East  South  Central  di- 
visions, and  notably  in  the  Mountain  States.  The  high  proportion 
of  the  current  turnover  still  represented  by  forced  sales  emphasizes 
the  continued  unsatisfactory  condition  of  the  farm  real  estate  market. 


THE  FARM  HEAL  ESTATE  SITUATION,  19 


•30 


59 


Nii 


cr.  —  —  o  S  BO  ~ >  N  r: 


e»  m  esi    ad  n  ?i  ^ 


ixr.- r~  o  ^ 
~i  _•  r;  __•     c-i  s 


-  x  r-  ?j  - 


O  DC  —  rj- CO  00  — 

;  £  ci  zrl  ri  3;  85  as 


"^5 


 i~_-ror.it- 


r;:-  x  ^  -  -  ~  - 


^  era  eg  ©i  o ^ 


^          x  1  -  =  =  -  -  x 

;  C     -  r_j  w  33  ri  O  td  -r 


His 


-  t~     c:  _  !N  era  -r 


^  «e    oc  «  ^  so 


IS 


toS  ^  55  rc  -r  t-  rr. 


i 


-  ^3  -■  dict 


t-cu-v-cc  ~  c-i 


-  -r  1-  X  !N  X h5 ra 


ll§l 


=  X  X  i-  o  ~  -  ~ 


60  CIRCULAR  15  0,  U.  S.  DEPARTMENT  OF  AGRICULTURE 


VOLUNTARY    SALES    LARGELY    TO    LOCAL    FARMERS    WHO    BOUGHT  FOR 

OPERATION 


Voluntary  sales  and  trades  actually  consummated  during  the  year 
ended  March  1,  1930,  were  made  largely  to  local  buyers.  Of  indi- 
vidual bona  fide  sales  reported  by  dealer  correspondents,  covering 
the  whole  United  States,  82  per  cent  were  reported  to  have  been  to 
residents  of  the  same  or  adjoining  counties.  This  represented,  for 
the  country  as  a  whole,  the  same  situation  as  in  the  preceding  two 
years,  as  may  be  seen  from  Table  10. 

Table  10. — Voluntary  sales  and  trades  of  farm  real  estate:  Percentage  of  pur- 
chases reported  in  specified  classes  of  residence,  occupation,  and  purpose  of 
purchase,  for  the  United'  States  and  geographic  divisions,  12  months  ended 
March  IS,  1928,  1929,  and  1930  1 


Geographic  division 


New  England  

Middle  Atlantic  

E.  North  Central.., 
W.  North  Central- 
South  Atlantic  

E.  South  Central... 
W.  South  Central  __ 

Mountain  

Pacific  


Residence 


1928 


1929 


P. 

ct. 

39 
251  77 
15  86 


United  States-  84  16  84  16  82  18  7 


1930 


Occupation 


1928 


P.  P. 

ct.  ct. 


5  18 


1929 


4  18 


1930 


Purpose 


1928 


1929 


83 


1  See  p.  88,"Character  of  voluntary  buying,"  for  definitions  used  in  determining  classification.  Pre- 
liminary figures. 


As  might  be  expected,  there  continues  to  be  considerable  variation 
between  the  various  geographical  divisions  of  the  country.  The 
greatest  proportion  of  sales  to  outside  buj^ers  continues  in  the  New 
England  States.  In  that  section,  41  per  cent  of  the  sales  were  re- 
ported to  have  been  made  to  outside  persons ;  the  next  highest,  30 
per  cent,  occurred  in  the  Middle  Atlantic  States ;  the  Pacific  division, 
with  29  per  cent,  was  third.  Essentially  the  same  situation  prevailed 
:  in  both  "1927-28  and  1928-29,  except  that  the  Middle  Atlantic  and 
Pacific  States  exchanged  their  relative  positions  in  the  latter  year. 
Within  these  three  divisions,  New  Hampshire,  Massachusetts,  Rhode 
Island,  Connecticut,  New  Jersey,  and  California  have  in  general 
reported  the  largest  proportion  of  outside  buyers.  It  appears  that 
these  outside  buyers  may  be  grouped  into  five  more  or  less  clearly 
defined  classes  :  (1)  Farmers  who  are  moving  from  one  section  to  an- 
other with  the  intention  of  making  their  living  from  a  farm  in  the 
new  location;  (2)  city  persons  and  other  wage  earners  with  or  with- 
out previous  farm  experience  who  for  some  reason  have  decided  to  try 
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farming  as  a  principal  means  of  support;  (3)  city  dwellers  and  other 
wage  earners  who  desire  to  secure  the  advantages  of  living  on  a  small 
suburban  place,  raising  for  their  own  consumption  or  sale  a  limited 
quantity  of  farm  produce ;  (4)  well-to-do  persons  who  plan  to  retire 
and  carry  on  some  sort  of  light  farming  as  an  avocation  and  not  as 
a  principal  means  of  livelihood;  and  (5)  persons  who  want  a  country 
home  for  solely  residential,  recreational,  or  summer-resort  purposes. 

Although  correspondents  are  instructed  to  exclude  farms  devoted 
to  nonagricultural  uses  from  consideration,  a  decision  on  that  point 
is  frequently  difficult  to  make.  There  is  some  reason  to  believe  that 
in  most  of  the  States  mentioned  part  of  these  outside  buyers  are  not 
buying  for  strictly  agricultural  uses.  Again,  there  is  evidence  that 
industrial  workers  from  the  large  cities  are  to  some  extent  moving 
to  farms,  either  for  part  time  or  for  full  time  occupation.  Fre- 
quently this  type  of  buyer  is  attracted  by  the  abandoned  and  there- 
fore cheap  farm,  as  in  parts  of  New  England,  often  overlooking  or 
underestimating  the  fact  that  the  farm  wTas  abandoned  because  some- 
one else  failed  to  succeed  on  it. 

The  farm  areas  of  the  North  Central,  South  Central,  and  South 
Atlantic  divisions  report  upward  of  80  per  cent  of  sales  made  to  local 
buyers  and  illustrate  the  relative  stability  of  an  established  region. 

With  respect  to  occupation  of  the  buyer,  the  Middle  Atlantic  and 
New  England  States  report  a  much  higher  percentage  of  "  other 
occupation  "  buyers  than  do  other  areas,  the  averages  for  the  year 
1929-30  in  these  areas  being  41  and  37  per  cent,  respectively,  as  com- 
pared to  the  national  average  of  24  per  cent.  This  circumstance 
tends  to  support  the  suggestion  made  above,  as  well  as  elsewhere  in 
this  circular,  that  workers  from  industrial  centers  are  in  some  degree 
moving  out  from  these  cities.  In  other  sections  of  the  country,  two- 
thirds  to  four-fifths  of  the  purchases  are  being  made  by  active  farm- 
ers, those  who 'should  know  best  what  farms  are  worth  and  what 
farms  can  be  made  to  pay.  The  reported  percentage  of  farms  pur- 
chased by  men  of  other  occupations  remained  constant  at  18  per  cent 
for  the  country  as  a  whole  in  1927-28  and  1928-29.  but  for  the  year 
ending  March  1,  1930,  increased  to  24  per  cent.  Every  geographic 
division  shared  this  increase  over  the  two  previous  years.  Although 
this  suggests  a  revival  of  interest  on  the  part  of  nonfarmer  buyers, 
confirmation  by  succeeding  surveys  is  needed  for  final  judgment  as  to 
the  significance  of  the  change. 

The  proportion  of  purchasers  who  bought  for  operation  by  them- 
selves or  by  their  children  is  rather  uniformly  close  to  80  per  cent. 
The  greatest  departure  therefrom  is  in  the  two  western  divisions 
where  87  per  cent  for  the  Mountain  States,  and  84  for  the  Pacific 
States  was  reported,  and  in  the  West  South  Central  States  where  the 
proportion  was  73  per  cent.  Farms  bought  for  purposes  other  than 
operation  are  primarily  for  renting,  investment,  or  speculation. 
Speculative  btrying  on  the  whole  is  reported  to  have  been  small. 
Retired  farmers,  as  in  the  past,  are  buying  only  a  small  proportion  of 
the  farms  that  are  moving. 

Readers  are  again  reminded  that  for  purposes  of  estimating  the 
absolute  number  of  farms  transferred  in  any  period,  the  rates  of 
change  given  in  Table  7  can  not  be  applied  to  the  census  totals  either 
for  the  United  States  or  for  the  three  southern  divisions.  For  census 
purposes,  each  cropper  tract  is  defined  as  a  farm.    The  bureau's 
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correspondents,  on  the  other  hand,  are  instructed  to  consider  the 
entire  plantation  as  a  single  farm.  Adequate  data  as  to  the  number 
of  plantations  to-day  are  not  available.  For  weighting  purposes, 
deduction  of  the  number  of  croppers  was  made  from  the  total  number 
of  farms  reported  by  the  1925  census  as  affording  the  closest  avail- 
able approximation  to  the  number  of  southern  ownership  units  as 
customarily  bought,  sold,  and  otherwise  transferred.  This  calcu- 
lation gave  a  total  of  approximately  5,749,000  farms,  as  compared 
with  the  census  total  of  approximately  6,372,000  farms. 

Correspondents  are  instructed  to  consider  ranches  as  farms  for 
purposes  of  Tables  7  and  9.  "Ranchers  are  included  as  farmers  in 
Table  10. 

FARM  CREDIT 

MORE  CONSERVATIVE  MORTGAGE-CREDIT  EXTENSION  REPORTED 

Correspondents  generally  appeared  to  view  the  tendencies  in  the 
mortgage-credit  situation  with  greater  apprehension  than  in  pre- 
ceding years.  Although  here  and  there  reports  of  lowered  rates, 
ample  funds,  and  general  ease  were  made,  on  the  whole  the  pre- 
dominant note  was  on  the  less  optimistic  side.  Credit,  largely  first- 
mortgage  credit,  is  of  course  a  factor  of  no  small  importance  in  the 
sale  of  farms,  although  credit  both  affects,  and  is  affected  by,  de- 
velopments in  the  farm  real  estate  situation.  It  affects  volume  of 
sales,  and  values  as  well,  by  restricting  or  facilitating  purchase,  and 
by  encouraging  liquidation  or  continued  holding;  and  the  loan 
limits,  appraised  values,  and  valuation  policies  set  by  the  lending 
agencies  no  doubt  also  play  a  part  of  no  small  importance,  both 
psychological  and  otherwise,  in  forming  the  composite  market  judg- 
ment of  what  farms  are  worth. 

Bases  for  the  less  optimistic  note  that  apparently  prevailed  rather 
generally  throughout  the  country  were  rather  widespread  increases 
in  interest  rates,  some  reports  of  higher  commissions  and  other 
service  charges,  and  tighter  money  generally,  together  with  the  con- 
tinuation of  stricter  policies  with  regard  to  the  extension  of  mort- 
gage credit,  to  which  attention  has  been  called  in  preceding  issues 
of  the  Farm  Eeal  Estate  Situation  (28,  29,  30).  This  last  phase 
of  the  situation  presents  two  contrasting  aspects,  which  vary  in 
degree  in  different  areas.  Terms  offered  by  owners  to  move  farms 
in  the  present  market  are  frequently  unusually  favorable  to  buyers. 
The  easiest  terms  usually  go  with  the  poorest  lands,  however,  and 
of  course  they  also  vary  as  does  the  owner's  necessity  or  anxiety  to 
sell,  On  the  other  hand,  the  major  sources  of  credit  other  than 
certain  classes  of  former  owners,  as  a  rule,  are  placing  their  money 
with  considerably  greater  care  than  formerly,  a  natural  reaction  in 
view  of  mortgage  experience  generally  since  1920.  Furthermore, 
alternative  opportunities  for  investment  have,  until  very  recently 
at  least,  been  such  that  only  the  choicer  farm  risks  obtained 
consideration. 

The  tendency  has  been  to  hew  appraisals  closer  to  the  line,  to  tie 
more  closely  to  earning  power,  to  check  up  on  the  moral  risk  more 
carefully,  to  give  the  personal  qualities  of  the  applicant  closer 
scrutiny,  and  to  subject  his  financial  status  and  the  load  of  overhead 


THE  FARM  REAL,  ESTATE  SITUATION,  19  29-3  0 


63 


already  being  carried  to  more  careful  examination.  Such  reported 
changes,  as  for  example,  restriction  of  loans  to  properties  actually 
operated  by  their  owners,  to  properties  located  on  improved  roads, 
to  farms  and  ranches  that  represent  a  balanced  business  unit,  and 
in  some  areas  the  giving  of  lowered  valuations  than  formerly  to 
buildings  largely  as  a  result  of  lower  fire  insurance  being  granted, 
are  other  aspects  of  the  altered  farm  mortgage  credit  situation.  A 
tendency  to  scale  renewals  downward  somewhat  has  been  shown  in 
some  areas.  A  general  tendency  to  require  annual  reductions  in  the 
principal  is  reported  from  a  number  of  localities. 

Loan  limits  have  been  revised  on  the  conservative  side.  Loan 
territory  has  undergone  revision  and  some  sources  are  reported  to  be 
contemplating  substantial  withdrawal  from  the  field.  Country-bank 
credit,  although  improving,  still  remains  impaired  in  many  areas, 
and  banking  laws  and  practices  are  undergoing  revision  toward 
greater  strictness.  Junior  liens  have  lost  much  of  their  former  favor. 

All  in  all,  credit  from  other  than  former  owners  continued  to  be 
generally  not  obtainable  with  the  ease  characteristic  of  10  and  15 
years  ago,  especially  in  the  weaker  agricultural  areas.  The  tendency 
toward  greater  credit  conservatism  as  it  affects  farm  real  estate  rep- 
resents a  corrective  process  of  which  the  longer  time  results  will 
probably  be  for  the  better  but  the  short-time  effects  of  which  can 
hardly  act  otherwise  than  as  a  brake  on  buying  during  the  transition 
period  from  higher  to  lower  levels  of  farm  real-estate  values. 

NO    MATERIAL    CHANGE   IN    CREDIT    SITUATION    PROBABLE    IN  IMMEDIATE 

FUTURE  s* 

The  outlook  for  favorable  money  rates  offers  a  striking  contrast 
with  the  situation  of  a  year  ago.  Compared  with  generally  high  and 
rising  rates  on  all  classes  of  loans  in  central  money  markets  at  that 
time,  open  market  rates  on  July  1,  1930,  had  declined  to  unusually 
low  levels.  Money  rates  in  1929  reached  their  peak  in  September 
and  October,  the  subsequent  decline  having  approximately  coincided 
with  the  break  in  the  stock  market. 

During  the  recent  12-month  period  rates  on  commercial  paper  have 
been  reduced  from  6V4  per  cent  to  3-3  i/k  per  cent;  call  loans  from 
9  per  cent  to  2  per  cent ;  bankers'  acceptances  from  5y8  per  cent  to  1% 
per  cent.  The  discount  rate  of  the  Federal  Reserve  Bank  of  New 
York,  which  one  year  ago  was  maintained  at  5  per  cent  and  was  sub- 
sequently raised  to  6  per  cent,  is  now  at  2%  per  cent,  the  lowest  level 
in  the  history  of  the  system.  The  discount  rates  of  reserve  banks 
in  other  districts  have  likewise  been  reduced  to  relatively  low  levels. 

Interest  rates  on  agricultural  loans  have  reflected  only  in  part  the 
general  downward  trend  which  has  characterized  open  market  rates 
since  last  October. 

Rates  on  intermediate  credit  bank  discounts  have  declined  from  a 
level  of  5V2-6  per  cent  in  July,  1929,  to  4  per  cent  at  10  banks  and 
4y2  and  5  per  cent  at  the  other  2  banks.  Rates  on  direct  loans  to 
farmers'  cooperative  associations  have  also  declined  in  about  an  equal 
amount,  the  present  level  of  rates  being  4  per  cent  at  10  banks,  and 
4%  and  5  per  cent  at  the  other  2  banks. 
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Rates  quoted  by  private  loaning  institutions  specializing  in  farm 
mortgage  loans  has  shown  but  a  slight  reduction.  The  insurance 
companies  and  other  lending  agencies  which,  in  July,  1929,  raised 
rates  from  5  per  cent  to  5%— 6  per  cent  were  in  most  instances  con- 
tinuing the  same  rate  on  July  1,  1930. 

The  average  yield  on  Federal  land  bank  bonds  has  declined  from 
5.01  per  cent  to  4.64  per  cent.  Interest  rates  on  loans  to  farmers 
quoted  by  the  Federal  land  banks,  however,  stood  at  5.58  per  cent  on 
July  1.  1930.  as  compared  with  5.29  per  cent  quoted  for  July  of  last 
year*  The  present  rate  is  lower  than  the  level  of  5.75  per  cent  of 
last  October. 

The  failure  of  Federal  land  bank  bonds  to  advance  to  higher  levels 
has  prevented  a  general  reduction  in  Federal  land  bank  loaning  rates. 
It  is  probable,  therefore,  that  there  will  not  be  any  material  improve- 
ment in  farm-mortgage-interest  rates  until  these  institutions  are  in  a 
position  to  market  bonds  at  more  favorable  prices  and  thus  quote  a 
lower  loaning  rate  to  borrowers.  The  farm-mortgage  loan  situation 
is  also  less  favorable  at  present  because  some  of  the  mortgage 
agencies  have  reduced  the  maximum  amount  that  will  be  loaned  per 
acre.  This  reduction  is  accounted  for  in  part  by  the  declining  level 
of  farm-land  values  which  has  continued  over  a  period  of  several 
years. 

The  credit  situation  as  reflected  in  the  condition  of  country  banks 
is  also  relatively  less  favorable  than  a  year  ago.  Demand  deposits 
of  country  banks  in  leading  agricultural  States  in  July,  1930,  were  at 
a  lower  level  than  in  any  other  recent  year,  being  at  approximately 
the  low  level  of  July,  1924.  Moreover,  bank  failures  in  certain  por- 
tions of  the  Middle  West  and  in  the  Southeastern  States  have  also 
contributed  to  the  difficulties  of  the  farmer  in  securing  credit 
accommodations. 

FARM  REAL  ESTATE  TAXES 
TAXES  RISE  TO  NEW  HIGH  LEVEL  DURING  1929 

In  preceding  issues  of  the  Farm  Real  Estate  Situation  (28,  29,  30) 
the  large  proportion  of  farm  rents  taken  by  taxes  throughout  the 
country  generally  was  discussed  in  detail.  Little  has  occurred  since 
to  indicate  a  lessening  of  the  pressure  of  taxation  on  farm  real 
estate.  Taxes  on  farm  real  estate,  in  fact,  increased  to  a  new  high 
level  during  1929.  For  the  country  as  a  whole,  the  farm  tax  level 
reached  267  per  cent  of  pre-war  during  that  year.  The  correspond- 
ing 1928  figure  was  263  per  cent.    (Table  5.) 

The  increase  shown  for  1929,  furthermore,  was  general  through- 
out the  country,  only  one  of  the  nine  geographic  divisions  showing  a 
decrease.  As  indicated  in  Table  11,  that  decrease  was  very  slight. 
The  continued  upward  trend  in  taxes  is  regarded  by  dealers  and 
farmers  alike  as  a  growing  discouragement  to  land  ownership, 


THE  FARM  REAL  ESTATE  SITUATION,  192  9-3  0  65 


Table  11. — Taxes  on  farm  real  estate:  Relative  chanye  by  geographic  divisions, 

1924-1920  1 


11924  =  100  per  cent] 


Geographic  division 

1924 

1925 

1926 

1927 

1928 

1929 

New  England   

100.0 

100.9 

105.  4 

108.8 

111.1 

112.7 

Middle  Atlantic    

100.0 

103.5 

103.2 

104.  5 

104.7 

105.4 

East  North  Central  

100.0 

99.5 

100.3 

103.0 

102.3 

103.  9 

West  North  Central  

100.0 

98.4 

99.5 

100.8 

102.9 

104.0 

South  Atlantic  .  .  ..... 

100.0 

103.  S 

111.  1 

111.9 

113.7 

116.5 

East  South  Central   

100.0 

101.5 

103.6 

103.4 

106.  0 

10S.1 

West  South  Central  

100.0 

100.  1 

98.6 

103.  5 

107.0 

110.3 

Mountain  .'   .   

100.0 

103.2 

102.3 

104.9 

106.0 

109.5 

Pacific    

100.0 

100.9 

102.9 

105.6 

110.0 

109.5 

United  States  

100.0 

100.3 

101.5 

103.6 

105. 1 

106.8 

Division  of  Agricultural  Finance. 
1  Revised  figures. 


LITTLE  HOPE  FOR  BETTERMENT  SEEN  IN  FARM  TAX  OUTLOOK 

Preceding  issues  of  the  Farm  Real  Estate  Situation  have  also  dis- 
cussed in  detail  the  factors  operative  in  the  current  farm  real  estate 
taxation  situation,  and  the  fact  that  few  signs  of  relief  in  the  near 
future  can  now  be  seen.  That  aspect  of  the  situation  was  not  changed 
during  1929  and  early  1930.  In  the  Agricultural  Outlook  for  1930 
{27)  the  tax  outlook  was  summarized  as  follows : 

Taxes  on  farm  property  in  the  United  States  as  a  whole  may  be  expected 
to  increase  for  some  time,  although  it  appears  certain  that  the  rate  of  increase 
will  be  less  than  the  average  rate  since  1913.  *  *  *  It  is  most  unlikely 
that  there  will  be  a  sufficient  abatement  in  the  demand  for  public  improvements 
and  services  to  permit  a  general  reduction  in  State  and  local  expenditures. 
Taxes  on  farm  property  will  not  decline  and  probably  will  continue  to  increase 
unless  the  several  States  should  (1)  provide  more  effective  control  over  the 
tendency  of  expenditures  to  increase  and  (2)  revise  further  their  systems  of 
taxation  so  that  a  substantially  greater  share  of  the  necessary  expenditures 
would  be  met  by  revenues  derived  from  sources  other  than  general  property. 
Past  experience  indicates  that  progress  along  these  lines  will  be  slow  unless 
there  should  develop  an  unusually  strong  demand  for  practical  and  far-reaching 
improvements  in  State  and  local  finance. 
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SOURCES  OF  DATA  AND  METHODS  OF  COMPILATION 

The  information  on  farm  real  estate  that  appears  in  this  circular 
has  been  obtained  from  the  reports  made  by  the  voluntary  crop 
correspondents  of  the  Bureau  of  Agricultural  Economics  through 
its  Division  of  Crop  and  Livestock  Estimates;  by  a  special  corps  of 
farm  real  estate  dealers,  appraisers,  country  bankers,  loan  corre- 
spondents, and  similar  groups  in  close  contact  with  the  farm  real 
estate  situation,  voluntarily  cooperating  with  the  Division  of  Land 
Economics;  and  by  special  reports  contributed  by  the  State  agricul- 
tural statisticians  of  this  bureau  and  cooperating  State  agencies; 
supplemented  by  the  published  reports  of  recognized  agencies  that 
are  closely  identified  with  the  farm  real  estate  held,  and  a  limited 
amount  of  direct  field  investigation.  The  generous  cooperation  of 
all  of  these  sources  is  gratefully  acknowledged. 

All  of  these  data  are  subject  to  revision  from  time  to  time  as 
superior  data  become  available,  as  revisions  are  made  in  other  data 
used  in  their  construction,  or  as  other  changes  are  found  advisable 
to  give  greater  accuracy  or  representativeness. 

Correspondents  were  cautioned  to  exclude,  throughout,  all  proper- 
ties used  or  acquired  for  suburban,  country  home,  resort,  timber, 
mining,  oil,  factory,  or  other  purposes  that  are  primarily  nonagricul- 
turai,  but  the  prevalence  of  the  influence  of  the  first  three  of  these 
purposes,  in  the  jSTortheast  particularly,  together  with  the  frequent 
genuine  difficulty  of  making  a  decision  on  the  matter,  suggests  that 
none  of  this  real  estate  information  is  entirely  free  from  this  factor. 

INDEX  1TCAIBER  OF  FARM  BEAT,  ESTATE  VALUES 

Details  of  the  compilation  and  construction  of  the  index  number 
of  farm  real  estate  values  were  given  in  the  Farm  Seal  Estate  Situa- 
tion, 1926-27,  published  as  Circular  15  (28).  The  index  is  computed 
annually  from  the  average  values  per  acre  for  "  all  farm  lands  with 
improvements  "  prevailing  in  their  respective  localities  as  estimated 
by  crop  reporters,  weighted  by  districts  within  States  whenever  the 
character  of  the  sample  permits,  weighted  between  States  according 
to  relative  importance,  and  expressed  as  a  percentage  of  the  average 
value  recorded  for  the  three  years  1912-1914,  which  is  regarded  as 
100  per  cent.  All'  values  are  as  of  March  1.  Data  for  years  prior  to 
1912  are  not  available.  Beports  from  real  estate  dealers  on  the  value 
item  serve  as  a  check. 

The  index  is  weighted  with  constant  weights.  The  total  acreage 
of  all  land  in  farms  reported  by  the  census  of  1925  is  used  for  this 
purpose.  As  the  index  is  not  a  sales-price  index  but  an  index  of 
estimated  value,  it  may  be  biased  somewhat  toward  asking  or  hold- 
ing prices.  Crop  correspondents'  reports  also  appear  to  reflect  pro- 
portionately more  of  the  better  lands  than  of  the  poorer,  and  to  reflect 
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the  comparatively  well-established  farms  and  stable  agricultural  com- 
munities more  than  either  those  just  being  occupied,  or  those  once 
occupied  but  now,  to  all  outward  appearances,  out  of  the  agricultural 
picture.  In  some  of  the  Western  States  the  distribution  of  the  re- 
porters tends  to  overrepresent  the  higher-value  irrigated  properties. 
Elsewhere  the  crop  correspondents  probably  represent  in  a  general 
way  the  typical  crop  and  livestock  farms,  more  than  the  small, 
intensively  operated  specialty  types.  Crop  reporters  are  specifically 
instructed  to  report  only  on  agricultural  properties  and  to  omit 
from  consideration  all  lands  used  or  held  primarily  for  residential, 
industrial,  or  other  nonagricultural  purposes. 

CHANGES  IX  FARM  OWNERSHIP 

The  statistics  of  changes  in  farm  ownership  are  averages  compiled 
by  the  Division  of  Land  Economics  from  reports  made  by  crop 
correspondents.  They  apply  to  the  12-month  period  ended  March 
15  and  have  been  collected  annually,  beginning  March  15,  1926. 
Data  for  years  prior  thereto  are  not  available.  Whenever  the 
character  of  the  sample  so  permits,  the  averages  are  weighted  within 
Spates  according  to  the  crop-reporting  districts  of  the  Division  of 
Crop  and  Livestock  Estimates.  The  numbers  of  farms  in  each  such 
district,  as  returned  by  the  1925  census,  are  used  as  weights.  The 
same  series  of  weights  is  used  to  obtain  the  averages  for  geographic 
divisions  and  for  the  IT  nit  eel  States  as  a  whole. 

Under  the  census  definition,  cropper  tracts  are  defined  as  farms, 
although  they  are  really  parts  of  plantations.  But  a  change  of 
ownership  usually  includes  the  entire  plantation.  Therefore  in  the 
Southern  States  deduction  of  the  number  of  croppers  was  made  as 
affording,  for  weighting  purposes,  the  closest  available  approxima- 
tion to  the  number  of  southern  "  ownership  units  "  as  customarily 
bought,  sold,  and  otherwise  transferred. 

Correspondents  were  asked,  first,  to  state  in  their  reports  the 
number  of  farms  in  their  school  district,  township,  or  similar  civil 
subdivision  with  which  they  were  familiar  (ranches  and  plantations 
to  be  considered  as  farms).  They  were  then  asked  to  classify  all 
the  changes  in  the  ownership  of  these  farms  that  had  taken  place 
within  the  preceding  12  months  only,  as  follows:  (1)  By  inherit- 
ances and  gifts: (2)  by  administrators'  sales,  executors*  sales,  and 
all  other  sales  in  settlement  of  estates  (beginning  with  the  1927 
inquiry)  ;  (3)  by  forced  sales  on  account  of  delinquent  taxes:  (4) 
by  forced  sales  in  foreclosure  of  mortgage  or  in  bankruptcy,  or  loss 
of  title  by  default  of  contract,  or  sale  to  avoid  foreclosure,  or  sur- 
render of  title  or  other  transfer  to  avoid  foreclosure:  (5)  by  volun- 
tary trades  or  sales,  including  contracts  to  purchase  (but  not 
options)  ;  and  (6)  by  all  other  farm-ownership  changes  not  other- 
wise classified.  Correspondents  were  cautioned  against  possible 
duplication. 

The  term  M  inheritance "  was  amplified  in  the  1927  inquiry  to 
include  all  cases  in  which  heirs  obtained  ownership  upon  death  of 
a  relativey  except  cases  in  which  they  purchased  at  sale  in  settlement 
of  the  estate.  This  appears  to  be  more  generally  in  accord  with 
popular  usage,  which  ordinarily  does  not  restrict  the  term  to  its 
narrower  legal  interpretation. 
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The  observations  made  with  respect  to  the  representativeness  of 
the  data  on  farm  real  estate  values  appear  also  to  apply  in  a  general 
way  to  the  data  on  changes  in  farm  ownership. 

CHARACTER  OF  VOLUNTARY  BUYING 

Data  on  the  character  of  voluntary  farm  buying  are  computed 
annually  from  reports  of  individually  listed  actual  sales  and  trades 
furnished  by  the  cooperating  farm  real  estate  dealers,  appraisers, 
loan  correspondents,  and  country  bankers.  Compilation  of  these 
data  was  begun  in  1928.  They  apply  to  the  12-month  period  ended 
April  1.  The  figures  used  are,  for  the  present,  based  on  simple 
totals  of  all  reports  received,  and  are  preliminary  in  character. 

Occupational  status  of  buyer  was  determined  on  the  basis  of  the 
question:  "Was  the  buyer  (1)  an  active  farmer,  or  (2)  a  retired 
farmer,  or  (3)  mainly  in  some  other  occupation?  "  A  local  resi- 
dent was  defined  as  one  "  from  the  same  county,  or  from  an  adjoin- 
ing county,  as  the  farm  bought  was  located  in."  Purpose  of  buyer 
was  determined  on  the  basis  of  a  yes  or  no  answer  to  the  question : 
"  As  far  as  you  know,  did  the  buyer  buy  to  actually  work  the  place 
himself  or  to  turn  it  over  to  some  of  his  children  to  own  or  operate?  5J 
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